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Wednesday, 6 February 2019
Planning Statement / Design & Access

18 Long Drive, South Ruislip, HA4 OHG

Planning application for the change of use from a Polish food retail shop (use class A1), to a mixed
use class coffee shop (A1/A3 use).
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The Site

The site, as pictured below, lies within the London Borough of Hillingdon. As can be seen from the
extract from the Hillingdon Unitary Development Plan Proposals Map (bottom), the site (circled
green), is also within a defined Local Centre.
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Proposed Use

This proposal is to change the existing use for the building from a Polish food retail shop (use class
A1) to a mixed A1/A3 use class, facilitating its use as a Costa Coffee shop. This mix is important
to note, as different to a standard café that trades solely under A3, it also functions as a retail unit
for the take away purchases of hot and cold beverages as well as cold/warmed food. The sale of
other comparison goods such as coffee beans and other coffee paraphernalia further contributes
towards the A1 mix thereby contributing to the vitality and viability of the shopping frontage. The
A3 part of the mixed use relates to the drinks and food items that are consumed on the premises
as shown by the tables and chairs on the supplied plans. The proportion of takeaway trade
(including the purchase of retail goods) is likely to make up approximately half of the total trade.
Accordingly, there is a strong element of Class A1 retail sales proposed at the premises and as
such, a mixed Class A1/A3 use is appropriate for the use. Various appeal decisions by the
planning inspectorate also confirm this is indeed the correct usage for such a coffee shop.

The nature of this style of coffee shop further means that no primary cooking facilities will be
installed, as all only food items served within the premises are pre-manufactured off-site. Such
foods are heated either by panini grill or Merrychef ovens behind the servers which do not require
any extraction or ventilation. This means that we are happy for a planning approval to be
conditioned so that no primary cooking facilities are to be installed, allowing for heating of pre-
packaged items only. This will therefore restrict any uses of the store as predominantly A3 in the
future which could give rise to detrimental impact to the surrounding amenities through noise or
smell.

Permitted Development

Before analysing local planning policy, it is important to note that government has recently
amended permitted development rights to commercial buildings. It has concluded that such a
change of use from A1 to mixed A1/A3 is of such a vital importance to local trade and is of such
low impact that it can be carried without the requirement for planning permission, under Class C of
the Town and Country Planning (General Permitted Development)(Amendment)(England) Order
2015.

The relevant section of Class C, being retail to restaurant or cafe, states that this permitted
development covers C.(a) a change of use of a building from a use (i) falling within Class A1
(shops) of the Schedule to the Use Classes Order, to a use falling within Class A3 (restaurants and
cafes) of the Schedule to the Use Classes Order.

In order to meet the criteria for such permitted development certain criteria must be met with prior-
approval. One of these criteria relates to a key shopping area such as this local centre, and
therefore to remove the implications of applying for prior approval and then permitted development
separately, this application for full planning permission is being made.

It is however crucial to note that there are also permitted development rights for a temporary
change of use covering a 2 year period to which the same prior-approval details are not required.

This means that local policies relating to the loss of A1 no longer have the same relevance as such
losses are now covered by permitted development.

Appeal decision APP/K3605/A/14/2212307 for the change of use to a similar A1/A3 mix Costa
Coffee confirms this, and as such, weight should be accorded to this situation when making the
planning decision.


http://www.adesign.ltd

architecture design limited

The Joiners Shop, Historic Dockyard, Chatham, Kent ME4 4TZ

+44 (0)1634 816132 www.adesign.Itd
registered in England and Wales, Company No. 084192552

Local Policy

As a Local Centre, this change of use must be considered against Policy DMTC 3, Maintaining the
Viability of Local Centres and Local Parades.

Under this Policy, the Council seeks to protect the local centre and resist proposals that may
impact on their vitality and viability through certain criteria.

The first of these criteria is that the change of use should ensure the retention of at least one in
three or 70% of Class A1 shops. This application will not remove an A1 use but add an A3 use to
provide a mixed use class. There will therefore be no entire loss of A1 and as such A1 use is
retained. That aside, it is useful to note that this parade does benefit from a good mix of use
classes including at least one in three being within Class A1, as well as a large Sainsbury’s store
opposite to service daily food shopping needs.

It is essential that the proposed change of use allows the centre as a whole to provide a range and
choice of shop to serve the surrounding residential area and that the proposed use should provide
a local service. The following pages look at this in more detail.
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Figures published in reports by industry analysts, Allegra Strategies, show that British high streets
are enjoying significant economic and social benefits brought by the rise of branded and
independent coffee shops. The Role of Coffee Shops on the High Street report demonstrates that
the presence of coffee shops typically boost local high street economies by 2 to 4% through a
combination of increased footfall and dwell time. Footfall studies show that branded coffee shops
can increase footfall by up to 28%. 52% of consumers interviewed for the study were more likely
to shop for longer when there were coffee shops nearby.

The Role of Coffee Shops on the High Street
Allegra Strategies

Key findings

+ Coffee shops have a highly positive impact on local businesses: 58% of local businesses
interviewed indicated that coffee shops attract more people to their business. 43% of local
businesses were positive about the contribution of coffee shops to their individual trading.

+ Coffee shops create a valuable regenerative effect: 85% of local businesses interviewed
agreed that coffee shops improve the viability of the local area.

+ Coffee shops play a significant role in driving high street visits: 58% of consumers surveyed
had planned to visit coffee shops as part of their trip to the high street. Furthermore, 18% of
consumers visited the high street primarily to go to the coffee shop.

+ Coffee shops are fundamental to the wellbeing of British high streets: 95% of consumers
interviewed feel that coffee shops improve the vitality of the local area.

+ Coffee shops produce neighbourhood hubs and foster a strong sense of local community: 85%
of consumers state that coffee shops have a valuable role in the local community.

Future Developments

The report concludes that over the next few years, coffee shops will take an expanded role in local
communities and the evening economy. Branded coffee shops and artisan independents will make
further efforts to strengthen links with communities with more authentic and locally relevant store
designs. The report predicts more widespread partnerships between coffee shops and retail and
leisure operators, which will make valuable use of both existing and vacant high street space.

Jeffrey Young*, Allegra Group CEO, said: “The report illustrates that coffee shops are helping high
streets to evolve away from over-reliance on outdated retail models to embrace the demands of a
more experience-led British consumer. Coffee shops offer much more than just refreshment,
providing a space for community events and mobile working, while boosting local employment
opportunities.”

Jason Cotta, managing director, Costa Retail UK and committee member of the Future High
Streets Forum, added: “Coffee shops have effectively become more than just a place to enjoy a
hot drink. They play an integral role in terms of the social and economic development of the high
street; from employment opportunities to providing friendly community meeting hubs. As a panel
member of the Future High Streets Forum, we have been working closely with local councils to
revive and develop their high streets. | welcome the findings of this report which reinforces the role
of coffee shops in driving footfall to the high street, as well as helping to improve the viability of the
area.”

This information was supplied by Allegra Strategies and further information can be found at
www.allegrastrategies.com.  Future Development information by Intelligent Business Systems
news.
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The Allegra report was developed from:
Consumer research

* 1,599 online interviews with consumers from across the UK

» 343 face-to-face interviews with consumers inside branded and independent coffee shops in 6
UK case study locations (Putney, Shoreditch, Edinburgh, Leeds, Sutton Coldfield and Cardiff)

* 16,452 online consumer interviews (Allegra Project Café13 UK)

Business research

* 119 in-depth face-to-face interviews with business owners and managers of local businesses in
close proximity to coffee shops in 6 case study locations (Putney, Shoreditch, Edinburgh,
Leeds, Sutton Coldfield and Cardiff)

* 24 telephone interviews with industry leaders from branded chains, independent coffee shop
owners, planning experts, town centre managers and other relevant specialists

* 100+ coffee industry leader interviews (Allegra Project Café13 UK)

Project Cafe 2018 UK

More recent reports from the Allegra World Coffee Portal reveal that despite the lack of clarity over
the UK'’s future relationship with the EU and higher equipment and import costs, increased tourism
and the popularity of “staycations” has continued the boost to vitality and viability within this sector.

By far still the largest branded chain in the UK, Costa Coffee has been voted the “Nation’s
Favourite” coffee shop the the eighth year in a row by Allegra’s independent panel of consumers.

The artisan scene that developed in the mid-2000s has become widespread in the UK. The
market is now entering a new era of exceptional professionalism and paves the way for European
coffee shop development. Dubbed the “5th Wave, The Business of Coffee”, this era sees high
quality chains such as that applied for under this application adopting a more advanced business
practice and design to deliver boutique concepts at scale.

Allegra anticipates that the UK coffee shop market and it's effect on the high street will continue to
grow and be robust amid current concerns over the Brexit impact on jobs and investment.

*”As the market matures and we enter the “5th Wave”, we're seeing a new era of leading brands
competing on excellence. Key players are sharpening their focus on customer experience to stay
ahead of rivals. If leading coffee shops can do this successfully, the market will remain strong - it's
time for the industry to dig deep and capitalise on the opportunities ahead.”

Sources

* 150+ online and telephone interviews with CEOs, managing directors, senior

* 19,239 online surveys from the Allegra independent consumer panel

+ 18,373 online surveys with UK coffee shop visitors and 3,065 online surveys from the Allegra
independent consumer panel.

About Allegra World Coffee Portal

Allegra World Coffee Portal (WCP) is the global information platform delivering on the global
coffee, cafe and related food-to-go sectors. WCP provides data, reports, research and
consultancy to help businesses make informed decisions and is the only specialist information
platform for senior decision makers in the coffee industry. WCP builds upon Allegra Strategies’
nearly two decades of experience in global coffee market analysis.
https://www.worldcoffeeportal.com
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Allegra Strategies is a London-based strategic research consultancy recognised as a global leader
in the coffee shop sector. The company is best known for its definitive Project Café reports on the
European and UK coffee shop markets. Allegra has accurately predicted trends in the UK branded
coffee shop market since 1999. The report is considered by the industry as ‘the bible’ of the coffee
sector. In December 2013, Allegra created The World Coffee Portal, the premier global information
platform for senior decision makers across the coffee sector. Building upon over 15 years of
unparalleled coffee expertise from Allegra Strategies, the World Coffee Portal delivers strategic
analysis on some of the most important coffee markets across the world.

Coffee Shops in the Evolving High Street

Deloitte Consumer Review.

Research from Deloitte reveals the importance of the high street to UK consumers for leisure
activities, such as dining and drinking out. Over half (562%) of consumers surveyed say they prefer
to go to their local high street for a visit to a coffee shop, compared to just 18% at in-town shopping
centres and 11% who go to an out-of-town shopping centre.

The research shows those high streets which maintain the right mix of shops, while offering
experiences and convenience that cannot be replicated online remain popular. This is particularly
pertinent as, despite concerns around the demise of the high street, it is still consumers’ choice of
destination for top-up groceries, health and personal care and clothing and footwear.

Ben Perkins, head of consumer business research at Deloitte, comments: “The results
demonstrate the continued variety of roles fulfilled by the high street, but also how its use is
gradually evolving. Traditionally, it has been defined as a retail centre that serves the shopping
needs of the local community. However, in a changing retail landscape, it must change and offer a
broader range of experiences in order to become the nerve centre of a town or city; a place where
people can get together.”

The research and percentages featured in the Deloitte Consumer Review were based on a
consumer survey carried out by independent market research agency, TNS. The survey was
conducted online with a nationally representative sample of over 1200 UK adults aged 18+.

The changing face of retail

Within this report by Deloitte, another element towards the growth of coffee shops has been
identified as a reflection upon changing work patterns. Small business start-up numbers have
increased as people have moved away from traditional jobs and set up on their own. In this
context, coffee shops offer an attractive alternative to an office providing many of the same
facilities (Wi-Fi, desk space, atmosphere, meeting space and, of course, refreshments) either free,
or for a fraction of the amount they would cost to procure independently. It is predicted that the
role coffee will become secondary to the customer’s use of the coffee shop, emphasising it's role
as a community facility.
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National Policy

The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for
the planning system to ensure that the planning system helps to achieve sustainable development.
The NPPF provides a framework against which development plans and planning applications are
prepared and determined.

The key objective of the NPPF is to achieve sustainable development and there are three
dimensions to achieving this, namely economic, social and environmental. The economic role
should contribute to sustainable development by building a strong, responsive and competitive
economy and ensuring the sufficient amount of and right type of development to support growth.

The social role is required to support communities by creating a high quality built environment with
accessible local services to reflect the needs of the community. The environmental role should
protect and enhance the natural, built and historic environment.

Sustainable development is defined as ensuring that growth takes place without compromising the
lives of future generations. “Pursuing sustainable development involves seeking positive
improvements in the quality of built, natural and historic environment, as well as in people’s quality
of life, including (but not limited to): Making it easier for jobs to be created in cities, towns and
villages:”

A presumption in favour of sustainable development is at the heart of the NPPF and for planning
applications this means proposals for development confirming that with the Development Plan.
There are core planning principles that underpin the plan making and decision taking functions
which confirm that planning should:

* Not be about scrutinising proposals, but “instead be a creative exercise in finding ways to
enhance and improve the places in which people live their lives”;

*  “Proactively drive and support sustainable economic development to deliver homes,

businesses and other infrastructure that the country needs”;

Secure high quality design and a good standard of amenity;

Contribute to conserving and enhancing the natural environment and reducing pollution;

Encouraging effective use of land by reusing previously developed land;

Encouraging mixed use developments;

Conserving heritage assets;

Managing patterns of growth to focus development in the most sustainable locations.

The NPPF states:

“The Government is committed to securing economic growth in order to create jobs with prosperity,
building on the country’s inherent strengths, and to meet the twin challenges of global competition
and of a low carbon future.”

It goes on to confirm the Government’'s commitment to supporting sustainable economic growth
and that:

“planning should operate to encourage and not act as an impediment to sustainable growth and
therefore significant weight should be placed on the move to support economic growth through the
planning system”.

Local planning authorities should plan proactively to meet the development needs of business and
support a twenty first century economic. The requirements of planning policy expectations should
not over-burden investment in business. Planning policies should seek to address potential barriers
to investment.
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Viability of town centres

Section 2 of the NPPF relates to ensuring the viability of town centres.

“Planning policies should be positive, promote competitive town centre environments and set out
policies for the management and growth of centres over the plan period. In drawing up Local
Plans, local planning authorities should: promote competitive town centres that provide customer
choice and a diverse retail offer and which reflect the individuality of town centres.”

In relation to decision taking, it is stated that “local planning authorities should approach decision
taking in a positive way to foster the delivery of the sustainable development” and that they
“Should look for solutions rather than problems, and decisions taken at every level should seek to
approve applications for sustainable development where possible.”

It can clearly be evidenced through the previous reports that the proven increase in vitality and
viability given through the introduction of coffee shops such as Costa directly responds to the
requirement of Councils to “recognise town centres as the heart of their communities and pursue
policies to support their viability and vitality”.

It should also be noted that where independent businesses exist near to the proposal site and that
the applicant is not an independent operator does not in itself demonstrate harm. Even the
existence of any other similar units of either independent or franchised does not weigh against
such a proposal as section 2, paragraph 23, bullet point 4 of the National Planning Policy
Framework (the Framework) states that local planning authorities should promote competitive town
centres that provide customer choice and a diverse retail offer.

Portas Review

This was an independent review looking into the Future of our High Streets, commissioned by the
Prime Minister and Deputy Prime Minister. Within the report it looked at how retailers need less
shops due to the increase of online transactions and that the consumer is looking for more than
just retail when visiting a town centre, including leisure and entertainment facilities such as that
proposed in this application.

The report goes on to state how the high street should include a diverse range of social,
commercial and meeting places, again such as that proposed.

In the Government response, it was emphasised to the Local Authorities how they should manage
local needs and improve their High Streets, an important part of which is through providing uses
such as coffee shops to improve the vitality and viability of the street.
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Planning Evidence

The role of a coffee shop as proposed in promoting the vitality and viability of the area is not only
proven by recorded figures, but is also confirmed by similar planning applications through planning
inspectorates. One of the most important factors when looking at the impact in approving such an
A1/A3 use as in this application is the effect it will have on the shopping frontage and surrounding
area. Appeal decision APP/M5450/A/09/2117917, relates to a similar change of use application
within a primary shopping frontage to a mixed use A1/A3 (for Starbucks coffee shop). In this
appeal it was stated by the inspectorate that in generating such high levels of activity throughout
the normal shopping day, in part due to its retail element, a coffee shop use is beneficial to the
vitality of a primary shopping frontage. Moreover, the particular format of combining takeaway
retail sales, café and social meeting place does add something different to the retail mix, improving
choice and thereby according with the current national planning policy statements.

Appeal decision APP/K3605/A/14/2212307 for Costa Coffee in the small local town of Hinchley
Wood where similar local plan policies are in place further concluded that the loss of retail in such
a coffee shop is small due to the retail element being retained, and as such is considered not
materially to affect the level of services available to meet the needs of the local community.

The use as a coffee shop therefore, is an appropriate use within this Local Centre, contributing to
the vitality and generating footfall throughout the day from early morning to evening which would
further add to the activity within the centre which may in turn result in additional business for
existing retailers. It will add to customer choice and contribute to the provision of a diverse retail
offer. It will also provide another meeting place which would supplement that existing and would
contribute to the social and community function. Appeal decision APP/K3605/A/14/2212307 goes
on to say that such a Costa Coffee “Rather than contribute to local job losses and a reduction in
the well being of the community... would have benefits that would ensure that it would not be
harmful to the centre as a whole and that it would add to its vitality and viability, even though it
would result in some loss of retail floorspace and a wholly retail unit.

Design & Access

The counter has been positioned near to the entrance door for ease of serving both sit-in and take-
away customers. The main seating area will be sited directly opposite and to the rear of this. In
order to maintain an active frontage, the main facilities of staff areas, storage and dishwash rooms
have been positioned to the rear of the unit.

In order to increase the shops facilities for customers, a new toilet is proposed which will be fully
wheelchair accessible, inclusive of baby change facilities. Level access to the shopfront is already
existing and will be maintained throughout.

Other facilities to assist customers will also be installed on site, including assistance for the mobility
impaired, facilities for the hearing impaired, induction loop available, staff assistance, space for
parents with pushchairs, and assistance for the visually impaired.

In addition to the above new sighage and a redecoration of the shopfront is proposed. Full details

of this are in the attached plans and clearly show an enhancement to the area through better
design and detailing.
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