LONDON BOROUGH OF ENFIELD

PLANNING COMMITTEE Date : 24th February 2015
Report of Contact Officer: Ward:
Assistant Director, Planning, | Andy Higham 020 8379 3848 Southgate Green

Highways & Transportation Sharon Davidson 020 8379 3841
Ms M Demetri 02083796843

Ref: 14/04636/VAR Category: Variation of condition

LOCATION: 5 Station Road, New Southgate, London, N11 1QJ

PROPOSAL: Removal of condition 2 and 3 of approval TP/84/1598 to allow the sale of non-food
goods by catalogue showroom retailer from up to 185m2 of the existing sales area.

Applicant Name & Address: Agent Name & Address:
c/o Agent Mrs Abigail Hackland
United Kingdom Boon Brown Planning (3471)

Motivo

Alvington

Yeovil

Somerset

BA20 2FG
RECOMMENDATION:

That planning permission be GRANTED for the variation of condition numbers 2 and 3 of
application TP/84/1598 and the re- imposition of the relevant conditions from the original planning
permission.




Ref: 14/04636/VAR LOCATION: 5 Station Road, New Southgate, London, N11 1QJ
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Site and surroundings

The site is the existing Homebase store at 5 Station Road. The Homebase store is
in total 4772.6 sgm. This does not include the large car park serving the store.

Proposal

This is a Section 73 planning application seeking to vary the wording of condition
numbers 2 and 3 of application TP/84/1598. The variation application would allow for
a variation of the type of retail goods sold on site in order to allow Argos to operate
within the existing Homebase unit. The floor space of Argos would be 185 sgm out of
the existing 4772.6 sgm of the Homebase unit. This existing floor space does not
include the external garden centre and parking area.

The application proposes amendments to the conditions as follows:

Condition 2. That the premises shall be used solely for the purposes of a D.L.Y. retalil
warehouse for the sale of those products listed in the applicants’ letter dated 14th
and 30th May 1985, inclusive of the sale and display of any A1 non-food goods by a
Catalogue Showroom Retailer from up to 185 square metres of the existing sales
area and for no other purpose whatsoever.

Condition 3. That none of the floor space hereby approved shall be made available
by the occupiers to other retailers apart from those concessions detailed in the
applicants’ letter dated 14th May 1985 and a Catalogue Showroom Retailer using up
to 185 square metres of the existing sales area, unless otherwise agreed in writing by
the Local Planning Authority.

A Catalogue Showroom Retailer is defined as “a retailer selling a wide selection of
non-food goods selected by the visiting public from a catalogue or digital browser and
supplied to them fully packaged”. Argos is defined as a catalogue showroom retailer.
Relevant Planning History

TP/01/1028 - Extension to existing garden centre, including construction of
conservatory and canopy area, together with provision of additional garden centre
doors - Granted with conditions.

TP/84/1598 - Erection of retail store and garden centre, having a total of 3300 sqgm
and 340 car parking spaces - Granted with conditions.

Consultation
Statutory and non-statutory consultees

Environmental Health

No objection raised. There is unlikely to be a negative environmental impact. In
particular there are no concerns regarding air quality or contaminated land.

Environment Agency

No objection raised.

Traffic and Transport
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No objection raised.

Public

3 neighbours were notified directly by letter. No responses have been received.
Relevant Policies

London Plan

4.7 Retail and town centre development

4.8 Supporting a successful and diverse retail sector
6.13 Parking

Core Strateqy

CP17 Town centres
CP18 Delivering shopping provision across the Borough

Development Management Document

DMD 25 Locations for new retail, leisure and office development
DMD 45 Parking
DMD 47 Access and servicing

Other

NPPF

NPPG

North Circular Area Action Plan

New Southgate Master Plan (the site is designated as a Place Shaping Priority Area)

Analysis

Principle

The site is identified within the Core Strategy as a Place Shaping Priority Area that
require area action plans and/or masterplans. The area action plan and master plan
will guide future regeneration within the area. Since the adoption of the Core
Strategy, the Council has adopted the North Circular Area Action Plan (NC AAP).
The site is designated as Western Gateway Site B within the AAP. The NC AAP
identifies opportunities to enhance commercial space. The insertion of an Argos with
a floor space of 185 sgm within the existing Homebase would continue to support
and enhance the existing commercial space in line with the fundamental aims of the
NC AAP.

The site also lies within the New Southgate Masterplan, Western Gateway
Homebase site. This masterplan, which is guided by the NC AAP, encourages this
area to be completely be regenerated in the next 8 to 10 years. This application
would not prejudice this long term ambition.

Sequential test

The proposed Argos insert would utilise a maximum of 185 square metres of the
Homebase store which is only 4% of the main buildings gross internal area.
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Consequently, an assessment as to whether this floor space would require a
sequential test is required to be undertaken as it is a creation of retail space outside
of a designated town centre.

Firstly, Policy EC14.3 of PPS4 sought only to apply the sequential approach to
applications over 200 square metres gross. Whilst this PPS has now been replaced
by the NPPF, the principle it established continues to the widely accepted and used
throughout planning and planning appeal cases. Under permitted development,
there is an allowance of up to 200 sgm floor space to allow the insertion of
mezzanine floors to units. Furthermore, the NPPF refers to sequential tests having to
be undertaken for proposals exceeding 2,500 sgqm. Thus, as there is to be no new
retail space and the floor space to be used by Argos is less than 200 sgm, a
sequential test would not be required. Thus, given the above there would be no
objection to the principle of inserting an Argos within the existing Homebase store,
whilst still retaining the existing Homebase.

Design and residential amenity

There are to be no material external alterations proposed. All changes relating to the
use would be internal within the fabric of the building. Thus, there would be no
impact to visual and residential amenities.

Highways

The original conditions imposed on planning permission TP/84/1598 imposed two
restrictions not related to highways. As the use class and the internal floor area are
not changing and no external works are proposed, there is no objection to the
application from a highway perspective.

CIL

The proposal would not be CIL liable given that the variation of condition relates to
altering the existing floor space of Homebase.

Conclusion

No objection is raised to the variation of condition numbers 2 and 3 to allow Argos to
operate within the existing Homebase unit. The variation would not undermine the
ambitions of the North Circular Area Action Plan or the New Southgate Master Plan.
Further, the application would not harm the vitality and viability of the surrounding
retail centres and parades.

Recommendation

That planning permission be GRANTED for the variation of condition numbers 2 and
3 of application TP/84/1598 and the re- imposition of the relevant conditions from the
original planning permission.

That the premises shall be used solely for the purposes of a D.I.Y. retail warehouse
for the sale of those products listed in the applicants’ letter dated 14th and 30th May
1985, inclusive of the sale and display of any A1 non-food goods by a Catalogue
Showroom Retailer from up to 185 square metres of the existing sales area and for
no other purpose whatsoever.



Reason: To ensure that the use of the site accords with the Local Planning
Authority’s adopted policy on the location of retail stores outside the established
shopping areas.

That none of the floor space hereby approved shall be made available by the
occupiers to other retailers apart from those concessions detailed in the applicants’
letter dated 14th May 1985 and a Catalogue Showroom Retailer using up to 185
square metres of the existing sales area, unless otherwise agreed in writing by the
Local Planning Authority.

Reason: To ensure that the use of the site accords with the Local Planning
Authority’s adopted policy on the location of retail stores outside established
shopping areas.

That no food shall be sold from the premises.

Reason: To ensure that the use of the site accords with the Local Planning
Authority’s adopted policy on the location of retail stores outside established
shopping areas.

The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.

Reason: In pursuance of Section 91(1) of the Town and Country Planning Act 1990
and as amended by the Planning and Compulsory Purchase Act 2004.
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