
PLANNING SUB-COMMITTEE AGENDA 10th November 2022 

PART 5: Planning Applications for Decision Item 5.1 

1.0 APPLICATION DETAILS 

Ref: 
Location: 

Ward: 

22/00495/FUL 
Ground Floor Commercial Units, Smitham Yard, Leaden Hill, 
Coulsdon, CR5 2BQ.  
Coulsdon Town 

Description: Change of use from restricted Class B1(a) [now (Class E(g)(i), 
offices] to unrestricted Class E (commercial, business and 
service) and Class F.1 (learning and non-residential institutions). 

Drawing Nos: Block Plan 6885-CU-02; Site location Plan 6885-CU-01 Existing 
Plan 6885-CU-03; Proposed Plan 6885-CU-04; 

Agent: Katy Mourant, Pegasus Group  
Applicant: David Litchfield and Kate Mcgahan 
Case Officer: Russell Smith and Sam Dixon 

1.1 This application is being reported to Planning Committee in accordance with the 
following committee consideration criteria: 

 Objections above the threshold in the Committee Consideration Criteria

2.0 RECOMMENDATION 

2.1 That the Planning Committee resolve to GRANT planning permission.  

2.2 That the Director of Planning and Sustainable Regeneration has delegated 
authority to negotiate the legal agreement indicated above. 

2.3 That the Director of Planning and Sustainable Regeneration has delegated 
authority to issue the planning permission and impose conditions and 
informatives to secure the following matters:  

CONDITIONS  

Standard Conditions 
1. Commencement time limit of 3 years
2. Development to be carried out in accordance with the approved drawings and

reports

Pre-occupation / compliance conditions
3. Restrictions on uses (Class E(c)-(g) and F1)
4. Details of Fire Safety Strategy to be submitted
5. Operating hours (7am to 10pm weekdays, 8am to 8pm weekends and bank

holidays) unless otherwise approved in writing
6. Details of Sound Insulation and Vibration mitigation to be submitted
7. Details of External Noise Emissions to be submitted

https://publicaccess3.croydon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=R6ZVSHJLMMR00


8. Visitor Parking Management Plan 
9. Cycle Parking 
10. Shop front design and signage strategy 
11. Fire Strategy 
12. Any other planning condition(s) considered necessary by the Director of 

Planning and Sustainable Regeneration 
 

 INFORMATIVES  
1. Compliance with Building/Fire Regulations  
2. Construction Logistics Informative 
3. Any other informative(s) considered necessary by the Director of Planning 

and Sustainable Regeneration 
 
3.0 PROPOSAL AND LOCATION DETAILS  
 

Proposal  
 

3.1 Planning permission (15/05723/P) was granted in 2016 for a mixed use 
development comprising residential and office units, at 5-7 Leaden Hill And 
Leaden Hill Industrial Estate, 9 Leaden Hill, Coulsdon, CR5 2BQ. 
 

3.2 The permission included commercial units at ground floor level, which were 
subject to a planning condition restricting their use. 
 

3.3 Condition 26 of the original application (15/05723/P) stated: 
 

The commercial premises shall be used for the purposes within Class B1 (a) of 
the Town and Country Planning (Use Classes) Order 1987 

 
Reason: To protect the employment generating uses 
 

3.4 The development has been constructed and is now known as Smitham Yard. 
The ground floor commercial units have been vacant since built.  
 

3.5 The applicant seeks full planning permission for the change of use of the 
recently constructed Ground Floor Commercial Units at Smitham Yard from 
restricted Class B1(a) [now (Class E(g)(i), offices] to unrestricted Class E 
(commercial, business and service) and Class F.1 (learning and non-residential 
institutions). 

 
Site and Surroundings 

3.6 The application site is accessed from Leaden Hill and comprises of the three 
ground floor units that form part of mixed use (mostly residential) blocks. The 
site sits adjacent to Coulsdon Town train station and is surrounded by the road 
(A23) and railway lines.  
 
The openings to the ground floor commercial units are accessed from Leaden 
Hill and parking provision is available. There are 5 parking spaces associated 



with the commercial units. The application site has a PTAL of 3 and is within a 
short walk of Coulsdon District Centre.  
 

 
3.7 It is noted in the planning statement that the commercial units have been 

completed as “shell and core,” but never occupied.  
 

Planning History 

3.8 As detailed below: 

 14/04047/P - Construction of second storey and erection of single storey 
extension forming new staff and customer services, sales office and staff 
welfare accommodation for new car panel repair facility at ground floor level. – 
Granted  

 15/05723/P - Erection of a mixed use development of between 65 and 75 
residential units and 450 and 499m2 office use (B1a) – Granted (Outline) 

 16/05951/NMA - Erection of a mixed use development of between 65 and 75 
residential units and 450 and 499m2 office use (B1a) (amendment to planning 
permission 15/05723/P) – Amendment to condition 6 (floor space 
measurements) Granted  

 16/04419/RSM - Erection of a mixed use development of between 65 and 75 
residential units and 450 and 499m2 office use (B1a) (approval of reserved 
matters in respect of outline planning permission 15/05723/P) – Granted 

 18/00760/FUL - Addition of two storeys to Block A and one storey to Block B 
of the permitted development (under planning permission 15/05723/P) to 
provide 9 additional residential units at 5-7 Leaden Hill and The Leaden Hill 
Industrial Estate – Granted  
 

4.0 SUMMARY OF KEY REASONS FOR RECOMMENDATION 
 

 The principle of the change of use is considered acceptable in terms of land 
use.   

 The proposal will contribute towards the wider area in terms of employment and 
make the vacant premises useable.  

 The design and appearance of the development is not considered to impact the 
neighbouring amenity and a condition will be secured to control this The living 
conditions of adjoining occupiers would be protected from undue harm through 
restrictive use from E(a) Display or retail sale of goods, other than hot food, 
E(b) Sale of food and drink for consumption (mostly) on premises, and 
conditions relating to operating times, sound insulation and noise emission 
assessment conditions the use. 

 The quantity of parking provision and impact upon highway safety and 
efficiency would be acceptable due to its location and previous approval for 
commercial use.   

 



5.0 CONSULTATIONS 
 
5.1 Discussion with internal colleagues within the Planning and Sustainable 

Regeneration directorate, including Spatial Planning (Place Making) and 
Transport Planning, has taken place and is referred to within the report as 
appropriate.  

5.2 Network Rail were consulted and raised no objection or conditions.  

5.3      The Environmental Health Officer noted that strict management of the premise 
will be required to minimise noise through a noise management plan. Exit 
doors, windows and walls should provide adequate noise insulation and may 
need to be upgraded. A cut-out device fitted to emergency exit doors will be 
required, so that if they are opened, the electrical supply to amplified music is 
likewise ceased. The use of gym accessories in training facilities generates 
noise and vibration. Heavy weights used in free training areas are a particular 
source, producing vibrations that affect other areas of the building. In order to 
reduce levels of noise and vibration, the applicant should follow the 
recommendations as submitted in the Acoustic Planning Report by RBA 
Acoustics Ltd. If amplified music or speech is to be played in the premises then 
sound insulation should be provided to ensure that no nuisance is caused to 
neighbouring residents. There should be a condition restricting hours of use to 
those in similar premises, in order to control noise from activities on the 
premises and from persons leaving. Conditions have been recommended 
accordingly.  

 
6.0 LOCAL REPRESENTATION 
 
6.1 The application was publicised by letters to neighbouring properties and site 

notices were displayed. The number of representations received in response to 
consultations are as follows.  

6.2 No of individual responses: 18; Objecting: 14; Supporting: 1; Neutral: 3 

6.3 The following material considerations were raised in representations, and are 
addressed in substance in the Material Planning Considerations section of this 
report. 

 Noise 
 Over development  
 Not in keeping  
 Residential amenity  
 Risk of flooding  
 Parking  
 Fire risk  
 Crime  

 
6.4 A comment was made with regard to the impact on property prices, this is not a 

material planning consideration and is therefore not addressed in this report.  



6.5 A comment was made with regard to drainage infrastructure, this is not a material 
planning consideration to the determination of this planning application due to its 
nature and scale (with no external alterations), and is therefore not addressed in 
this report.  

7.0 RELEVANT PLANNING POLICIES AND GUIDANCE  

7.1 In determining any planning application, the Council is required to have regard 
to the provisions of its Development Plan so far as is material to the application 
and to any other material considerations and the determination shall be made in 
accordance with the plan unless material considerations indicate otherwise. The 
Council's adopted Development Plan consists of the London Plan (2021), the 
Croydon Local Plan (2018) and the South London Waste Plan (2012). 

7.2 Government Guidance is contained in the National Planning Policy Framework 
(NPPF) (2021). The NPPF sets out a presumption in favour of sustainable 
development, requiring that development which accords with an up-to-date local 
plan should be approved without delay.  

7.3 The main planning Policies relevant in the assessment of this application are: 

London Plan (2021): 

 D3 Optimising site capacity through the design-led approach 
 D4 Delivering good design 
 D5 Inclusive design 
 D12 Fire Safety 
 SI1 Improving air quality 
 SI2 Minimising greenhouse gas emissions 
 SI3 Energy infrastructure 
 SI12 Flood risk management 
 SI13 Sustainable drainage 
 T4 Assessing and mitigating transport impacts 
 T5 cycling 
 T6 car parking 
 T7 Deliveries, servicing and construction 

 
Croydon Local Plan (2018): 
 
 SP3 Employment  
 DM9 Expansion of industrial and warehousing premises in Strategic, 

Separated and Integrated Industrial Locations  
 SP4 Urban Design and Local Character  
 DM10 Design and character 
 DM13 Refuse and recycling 
 SP6 Environment and Climate Change  
 DM23 Development and construction 
 DM25 Sustainable drainage systems and reducing floor risk 
 SP8 Transport and communications 
 DM29 Promoting sustainable travel and reducing congestion 



 DM30 Car and cycle parking in new development 
 
Supplementary Planning Documents/Guidance 

 Section 106 Planning Obligations in Croydon and their relationship to the 
Community Infrastructure Levy (2019) 

 Accessible London: Achieving an Inclusive Environment SPG (Mayor of 
London, 2014) 

 Character and Context SPG (Mayor of London, 2014) 
 Sustainable Design and Construction SPG (Mayor of London, 2014) 

 
8.0 MATERIAL PLANNING CONSIDERATIONS   

8.1 The main planning issues relevant in the assessment of this application are as 
follows: 
 
 Land Use 
 Design and impact on the character of the area 
 Impact on neighbouring residential amenity  
 Access, parking and highways impacts 
 Flood Risk 
 Other matters 
 

Land Use 

Background 

8.2 The site is not designated on the Local Plan Policies map for a particular use. It 
falls outside Coulsdon District centre, which lies on the opposite side of the A23 
Farthing Way. It was historically used for a mix of sui generis and light industrial 
(Car garage/mechanics) uses and a gym (410sqm of floorspace). In 2016 
planning consent was granted for redevelopment, which has now been 
completed.  

8.3 The planning consent for the existing buildings on the site (15/05723/P) was 
considered by the Planning committee on 19th May 2016, following a pre-
application committee presentation on 10th September 2015. Permission was 
granted for 450-499sqm of B1 floorspace, and the subsequent reserved matters 
(details) application approved 476sqm.  

8.4 At the pre-application presentation, the committee raised concerns about the loss 
of industrial warehousing use, and about the loss of a community use (the gym).  

8.5 In order to ensure that the employment benefits of the scheme were secured, a 
planning condition was imposed to restricted the use of the ground floor 
commercial units to class B1a (Office other than use within A2) under the old 
class use.  

8.6 Amendments to the use classes have since come into effect. Office use now falls 
within a new Class E (Commercial, business and service) which includes other 



uses. For units which existed before 1st September 2020, this results in the 
flexibility to changes uses without express planning permission. A building or 
other land within the former Use Class B1a is to be treated, on or after 1st 
September 2020, as if it is being used for a purpose specified within Class E in 
Schedule 2 to that Order.  

8.7 However, the existing commercial units at the application site have not yet been 
brought into use, and have never been used as offices. Planning officers have 
reviewed the lawful use and proposed change of use, with the Council’s planning 
lawyer, and are of the view that the planning condition relating to the existing 
buildings restricts their use notwithstanding the changes to the Use Classes 
Order. As the ground floor units never became occupied the proposal does not 
benefit from the change to the use class order, that is, it cannot transfer by default 
to Class E. Planning permission is therefore required to use the commercial units 
for a different use within Use Class E.  

Employment, Education and Community Uses 

8.8 The proposal seeks to change the use of the commercial units so they can be 
used for Class E and F1 (a) (For the purpose of education) uses.  

8.9 The site was allocated for mixed use development within saved Unitary 
Development Plan policy H3 (now superseded), and Policy SP3.2 of the 2013 
Local Plan sought to protect the use of the site for industrial employment uses. 
As the site was allocated for a mix of uses including residential, and the proposed 
development included 450-499 sqm of B1(a) (office) floorspace (a net increase 
of 40-49 sqm of employment-generating floorspace), it was considered that 
exceptional circumstances had been demonstrated. It was estimated that there 
were 9 jobs on the site which could be replaced by 41 full time equivalent jobs 
within the new commercial floorspace. Therefore, the balance of the proposed 
mixed use residential and office (employment generating) floorspace was 
acceptable.  

8.10 The provision of locations for offices (Class B1a) were considered appropriate to 
sustain a diverse economy. Policy EM1, supported the use of B1(a) offices in 
town centre locations. It was noted (15/05723/P) that the site was within the 
eastern side of a designated proposal site-H83 as designated by the UDP. The 
proposal site is allocated for the provision of a mixed use development which 
includes a significant residential element. The report also detailed the following: 

The site is currently used for a mix of sui generis and B type (Car 
garage/mechanics) uses alongside a gymnasium club (use D1). The 
site is still in use and can still provide a viable employment use. The 
site is, therefore, designated as a scattered employment site by SP3.2 
of the Croydon Local Plan: Strategic Policies (CLP1). This states that 
the Council adopts a ‘4-Tier’ approach to the retention and 
redevelopment of land and premises relating to industrial/employment 
activity. 

 
8.11 The site was protected by Policies SP3.2 and EM5. As it had employment 

generating uses.  



8.12 The assessment of planning permission concluded that:  

Due to the presence of the UDP allocation on the majority of the site, 
marketing is not required. In addition to this, the proposal is seeking 
450 to 499 sq. m of B1 type uses (an employment generating use 
under policy). The existing employment floorspace is 410m2. Therefore 
there would be no net loss of employment generating floorspace. The 
applicant has stated that there is estimated 9 jobs currently on site and 
the proposed floorspace could potentially deliver in excess of 41 full 
time equivalent jobs. Other factors include low intensity of use of the 
existing premises, poor quality of existing warehouses and provision of 
housing. 
 
Due to the current uses this site is a Tier 4 site which means residential 
development would not be considered unless it has been demonstrated 
there has been no demand for the existing or permitted uses. However, 
there are exceptional material circumstances demonstrated in this case 
and therefore a mixed-use scheme is acceptable. 

 
8.13 While the Development Plan has been updated since the previous decision, the 

four-tier approach to land and premises in industrial locations has generally 
remained the same. The site is still considered to form part of a Scattered 
Employment Site, where Table 5.1, highlights the approach for these locations 
as strong protection for industrial and warehousing activities, with allowance for 
community uses to locate in the (Higher PTAL) more accessible locations. 
Permitted uses are detailed as: 

 Class B1 (excluding B1a office), B2 and B8 uses. 

 Employment generating sui-generis uses. To be acceptable in these 
locations, employment generating sui-generis uses must provide 
employment which is comparable in terms of activities and job numbers to 
industrial/ warehousing uses.   

 Class D1 (Education and Community Facilities) in industrial locations in 
PTALs 3 or above.  

8.14 With regard to other uses Table 5.1 explains that: 

 Planning permission for limited residential development will be granted if it can be 
demonstrated that:  

o there is no demand for the existing premises or for a scheme comprised 
solely of the permitted uses; and  

o residential use does not harm the wider location’s business function 
o Opportunities for employment and skills training will be considered via 

Section 106 where possible.  
 

The site still benefits from the ability to use the ground floor units as B1(a), under 
the previous approval.  



As discussed the condition of the previous approval restricts the use of the site 
to B1(a) Offices. However, it has been demonstrated within the application 
through the marketing material submitted that there has been no interest for the 
units as office use. This highlights that there was no interest in occupying the 
units for office use despite marketing from January 2020.  Enquiries received 
have been detailed as the following uses: Gym, Estate Agents, Supermarket, 
Café/Restaurant and Tuition Centre. Marketing boards were erected and details 
displayed on property portals. Marketing details were provided with the 
application.  

8.15 The applicant’s fallback position is that they could use the units for an office use, 
which would not result in industrial or warehousing employment. Some weight 
should be given to this fallback position, although it should be limited because of 
the marketing evidence, demonstrating that the site is not attractive to office 
users and the applicant’s assertion that office use is no longer viable.  

8.16 Therefore the use of the site as a B1(a) as an office other than a use within class 
A2 (financial and professional services) which translates to a Class E(g)(i) 
Offices use, to carry out any operational or administrative functions, is 
considered acceptable in this instance.  

8.17 Table 5.1 also indicates that Class D1 (Education and Community Facilities) in 
industrial locations in PTALs 3 or above, is a permitted use. Class D was revoked 
from 1 September 2020. D1 was split out and replaced by the new Classes E(e-
f) and F1. The former Class D1 Non-residential institutions covered the following 
uses: 

Clinics, health centres, crèches, day nurseries, day centres, schools, art 
galleries (other than for sale or hire), museums, libraries, halls, places of 
worship, church halls, law court. Non-residential education and training 
centres 
 

8.18 The proposal is seeking use as a Class F1 (learning and non-residential 
institutions), which falls into the new class uses of D1 and discussed above. 
Therefore the principle of the use as Class F1 is considered acceptable.  

8.19 In terms of the Other Uses as detailed in Table 5.1 of the Council’s Development 
Plan, opportunities for employment and skills training are acceptable on this site 
and the principle of use within Class E (Commercial, Business and Service) is 
generally considered to accord with this, subject to other material considerations 
that are discussed later.  

8.20 London Plan Policy E1, supports office space in a mixed use development 
context in high PTAL areas. London Plan Policy E2, highlights the need to protect 
B Use Class space, Development proposals where there is a shortage of lower-
cost space workspace of particular types, uses or sizes should: 

demonstrate that there is no reasonable prospect of the site being used for 
business purposes 
 



8.21 Policy E8 of the London Plan, supports employment opportunities for a diverse 
range of sectors. To enable this it states that higher and further education 
providers and their development across all parts of London should be promoted. 
Their integration into regeneration and development opportunities to support 
social mobility and the growth of emerging sectors should be encouraged. 
Additionally, Policy SP5 of the Local Plan has a presumption in favour of new 
development provided that community facilities such as education provision can 
improve education and skills training in Croydon and encouraging life-long 
learning; and Promote the growth and expansion of further and higher education 
to improve skills and enterprise in local economy. Local Plan Policy DM19, 
supports applications for community uses which comply with the criteria of D1 
class uses in industrial locations as set out in Table 5.1, which has been detailed 
as achieving above.  

8.22 The principle of the use of the building for office, community and education uses 
which fall within Class E, while broad, and Class F1(a) is generally considered to 
be acceptable on this site given the assessment above.  

Other Town Centre Uses (Class E) 

8.23 In addition to office uses, Class E permits a range of other uses which are 
appropriate to Town Centres, including the uses which previously fell within Use 
Classes A1-A3 (including shops, professional services, restaurants and cafes). 
Local Plan Policy DM8 sets out an approach to locating town centre uses outside 
district centre boundaries, to ensure that the vitality and viability of the borough’s 
town centres is maintained and increased. The supporting text explains that in 
line with the ‘Town Centres First’ principle, commercial activity should be directed 
to town centres to take advantage of their better transport functions and so as 
not to undermine the established centres. It is therefore important to ensure that 
the proposed uses do not harm the function of Coulsdon district centre as a retail 
centre.  

8.24 As explained above, the proposed gym and education uses are acceptable 
outside the district centre. However, table 5.11 of the Local Plan explains that 
A1-A3 uses are only acceptable in edge-of-centre locations where a sequential 
test has been carried out to demonstrate that they could not be accommodated 
within the town centre. This has not been done, and therefore permitting these 
uses would be contrary to the local plan and the applicant has not demonstrated 
that an unrestricted Class E use would maintain the vitality and viability of the 
town centre.  

8.25 The following elements of Class E are not considered acceptable: 

 E(a) Display or retail sale of goods, other than hot food. 
 E(b) Sale of food and drink for consumption (mostly) on premises.  

 

8.26 The existing units in their vacant state do not benefit local residents, businesses 
or visitors, and therefore there are benefits to bringing them into use for an 
acceptable use. In order to facilitate the use of the units, whilst avoiding 
inappropriate uses (in the absence of evidence to support them), a planning 



condition is proposed to restrict the units to commercial and education uses, and 
not permit use as shops, professional services, restaurants and cafes. The 
applicant has explained that they have had interest from a Gym and an education 
provider to accommodate the units, and therefore the recommended condition 
will maintain the vitality and viability of the town centre whilst also facilitating the 
use of the vacant uses for appropriate and commercially viable uses.  

Design and impact on the character of the area 

8.27 Chapter 12 of NPPF (2021) and Policy D4 of the London Plan (2021) places 
great importance on good design.  Paragraph 130 of the NPPF requires 
development proposals to be visually attractive and sympathetic to local 
character and history, including the surrounding built environment. 

8.28 Local Plan Policy DM10 requires development proposals to be of a high quality, 
and which respects and enhances Croydon’s varied local character and 
contributes positively to the public realm and townscape. 

8.29 There are no external alterations to the proposed building. While the proposal 
will bring a new use to the ground floor units, any future alterations following this 
permission could be secured through a new planning application. As the 
proposed uses may result in a greater requirement for signage and shopfront-
style openings, a condition is recommended to secure details to ensure a 
coherent and well-considered appearance. As such, the proposal complies with 
Policy DM10 of the Croydon Local Plan (2018). 

Impacts on neighbouring residential amenity 

8.30 Policy DM10.6 of the Local Plan states that the Council will ensure proposals 
protect the amenity of occupiers of adjoining buildings, while Policy DM23 notes 
that the Council will promote high standards of development, including mitigation 
means of future development from air, noise, dust or vibration pollution.  

8.31 London Plan (2021) Policy D13, regarding the Agent of Change principle is also 
relevant, which places the responsibility for mitigating impacts from existing noise 
and other nuisance-generating activities or uses on the proposed new noise-
sensitive development. Furthermore, Policy D13 details that development should 
be designed to ensure that established noise and other nuisance-generating 
uses remain viable and can continue or grow without unreasonable restrictions 
being placed on them.  

8.32 As the Agent of Change principle works both ways, this means that if a new 
noise-generating use is proposed close to existing noise-sensitive uses, such as 
residential development or businesses, the onus is on the new use to ensure its 
building or activity is designed to protect existing users or residents from noise 
impacts. 

8.33 The approved use of the site is for B1(a). It is considered that the proposed use’s 
impact on residents and businesses can be controlled by conditions.  The 
following elements of Class E are not considered acceptable: 



 E(a) Display or retail sale of goods, other than hot food. 
 E(b) Sale of food and drink for consumption (mostly) on premises.  

 
8.34 Based on the principle of development assessment the following uses with Class 

E are considered can be controlled by condition to mitigate the impact on 
neighbouring amenity: 

 E(c) Provision of: 
o E(c)(i) Financial services, 
o E(c)(ii) Professional services (other than health or medical services), 

or  
o E(c)(iii) Other appropriate services in a commercial, business or 

service locality.  
 E(d) Indoor sport, recreation or fitness (not involving motorised vehicles or 

firearms or use as a swimming pool or skating rink.) 
 E(e) Provision of medical or health services (except the use of premises 

attached to the residence of the consultant or practitioner) 
 E(f) Creche, day nursery or day centre (not including a residential use) 
 E(g) Uses which can be carried out in a residential area without detriment to 

its amenity: 
o E(g)(i) Offices to carry out any operational or administrative functions,  
o E(g)(ii) Research and development of products or processes 
o E(g)(iii) Industrial processes 

 
8.35 Of the uses considered acceptable, the proposed use as a gym class E(d) has 

the potential to create the most impact on neighbouring amenity. A Noise Impact 
Assessment, by RBA Acoustics, dated 20 December 2021, has been provided 
with the application which concludes that noise and vibration levels in the nearest 
affected receptors can be compliant providing the suitable mitigation methods 
highlighted in report. It is recommended that additional baseline acoustic testing 
is undertaken prior to any detailed acoustic design works for the fit-out of the 
these units. Additionally, incoming tenants can be contractually obliged to meet 
the proposed acoustic criteria through the lease agreement.  

8.36 As previously discussed the Council’s Environmental Health Officer noted that 
proposal could be achieved through strict management of the premise to 
minimise noise through a noise management plan. Exit doors, windows and walls 
should provide adequate noise insulation and may need to be upgraded. A cut-
out device fitted to emergency exit doors will be required, so that if they are 
opened, the electrical supply to amplified music is likewise ceased. The use of 
gym accessories in training facilities generates noise and vibration. Heavy 
weights used in free training areas are a particular source, producing vibrations 
that affect other areas of the building. In order to reduce levels of noise and 
vibration, the applicant should follow the recommendations as submitted in the 
Acoustic Planning Report by RBA Acoustics Ltd. If amplified music or speech is 
to be played in the premises then sound insulation should be provided to ensure 
that no nuisance is caused to neighbouring residents. A condition restricting 
hours of use in order to control noise from activities on the premises and from 
persons leaving. 



8.37 A Noise Management Plan has not been submitted with the application in order 
to manage and control noise and operational behaviour. Therefore a condition 
has been added in order to secure this.  

8.38 The proposed uses under Class E (restrictive) and F1(a) as detailed above are 
not considered to impact on the amenity of neighbouring properties to a degree 
that would warrant refusal based on the information supplied, previously 
established use, the current mixed use development arrangement and ability to 
control potential impacts by condition.  

Access, Parking and Highway Safety  

8.39 Policy SP8 of the Local Plan (2018) is in relation to traffic generation, sustainable 
travelling and parking standards. Local Plan Policy DM30 seeks to ensure that 
there is an appropriate level of car and cycle parking for developments. 

8.40 Concerns have been raised in regards to parking, highway safety and traffic 
generation. As discussed the residential units above has been occupied for some 
time along with their servicing and delivery traffic generation, including where the 
servicing/delivery vehicles load and unload. However, the site has permission for 
the ground floor units to be used as commercial premises. There is an 
expectation that this area would naturally see an increase in parking and traffic 
generation upon occupation for the operation of these units which was part of the 
originally agreed application.  

8.41 A Transport Statement has been submitted in support of this application, which 
suggests that the proposed development would not result in any noticeable 
changes (with regards to vehicle movements) compared to the existing scenario.  
Additionally, trip generation forecasts indicate that the majority will be linked, 
diverted or pass-by trips from travellers already using the highway and transport 
network. There are no proposed changes to the existing car parking 
arrangements which will be served by 5 allocated spaces. 

Cycle parking 

8.42 Cycle parking would vary depending of the use based on London Plan policy T5.  
The original planning permission (15/05723/P) detailed four spaces for the B1 
(Office) use (for office use the London Plan requires 1 long stay space per 
150sqm and 1 visitor space per 500sqm; or 4 spaces in total).  

8.43 Subsequent application 18/00760/FUL was to enlarge the building and was 
subject to condition 5, which secured a total of 85 cycle stands in total (81 for the 
residential use, and 4 for commercial). 

8.44 The proposed use requires cycle storage, and the amount required by the 
London Plan varies dependent on the exact use. The proposed education use or 
gym would require 1 short stay (visitor) spaces per 100sqm (5 in total), plus long 
stay staff parking (depending on the user). Depending on the exact use, 
approximately an additional 2-5 visitor spaces are likely to be required. The units 
are at ground level with the potential for additional cycle storage internally, or 



external Sheffield stands within the estate (for visitors) which would be secured 
by a planning condition. 

8.45 Due to the nature of the application and broad scope of the use, a pre-occupation 
condition is recommended to secure appropriate provision dependent on the 
finalised use.   

Waste / Recycling Facilities  

8.46 Policy DM13 requires the design of refuse and recycling facilities to be treated 
as an integral element of the overall design. The waste storage and collection 
has already been approved in the original application. This proposal does not 
change this arrangement.  

Flood Risk 

8.47 The proposed development would not result in any sensitive uses being 
introduced into an area of high risk of flooding. The impacts of the development 
with regard to flood risk were considered as part of the drainage strategy 
submitted with the original application for the building (15/05723/P) and 
application 18/00923/DISC to discharge the attached condition 17 (drainage). 
The proposed development does not raise additional flood risk implications or 
concerns.  

Other Matters 

8.48 The proposed development would not introduce any additional risk of fire subject 
to compliance with the building regulations (an informative is recommended).  

8.49 A condition is recommended to secure a fire strategy to ensure the change of 
use would comply with London Plan Policy D12 (fire safety).  

8.50 All material considerations have been considered, including responses to the 
public consultation. Taking into account the consistency of the scheme with the 
Development Plan and weighing this against all other material planning 
considerations, the proposal is considered to be acceptable in planning policy 
terms. 

Conclusion  

8.51 The proposed change of use is considered acceptable. To protect the amenity of 
neighbouring properties the agreed permission would be restricted to the 
following uses: 

Class E: 

 (c) for the provision of the following kinds of services principally to visiting 
members of the public: (i) financial services, (ii) professional services 
(other than health or medical services), or (iii) any other services which it 
is appropriate to provide in a commercial, business or service locality,  



 (d) for indoor sport, recreation or fitness, not involving motorised vehicles 
or firearms, principally to visiting members of the public,  

 (e) for the provision of medical or health services, principally to visiting 
members of the public, except the use of premises attached to the 
residence of the consultant or practitioner,  

 (f) for a crèche, day nursery or day centre, not including a residential use, 
principally to visiting members of the public,  

 (g) for: (i) an office to carry out any operational or administrative functions, 
(ii) the research and development of products or processes, or (iii) any 
industrial process, being a use, which can be carried out in any residential 
area without detriment to the amenity of that area by reason of noise, 
vibration, smell, fumes, smoke, soot, ash, dust or grit 

Class F: 

 for the provision of education  
 

 

 

 


