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LONDON BOROUGH OF HARROW 

PLANNING COMMITTEE 

28th September 2022 

 

APPLICATION NUMBER: P/1444/22 

VALID DATE: 04/04/2022 

LOCATION: 11 CRYSTAL WAY, HARROW  
WARD: GREENHILL 

POSTCODE: HA1 2HP 

APPLICANT: MR CHETAN ACHARYA 

AGENT: 4D PLANNING 

CASE OFFICER: BEN THOMPSON 
EXPIRY DATE: 14/09/2022 

 
 
PROPOSAL 
 
Change Of Use from Storage and Distribution (Class B8) To Mixed Use Storage and 
Distribution (Class B8) General Industrial (Class B2) And Commercial Business and 
Service (Class E). 
 
 
RECOMMENDATION  
 
The Planning Committee is asked to: 
 
1) Agree the reasons for approval as set out in this report, and 

 
2) Grant planning permission subject to the conditions listed in Appendix 1 of this 

report:  

 

REASON FOR THE RECOMMENDATION   
 
The proposed complies with all relevant policies in relation to its designations by 
providing a flexible and suitable mixed-use site to support and sustain the existing B8 
use. As such, the development accords with the NPPF (2021), Policies E2, E4, E6, 
D3, D11, D12, D13, D14, SD 1, SI 12, SI 13, T5, T6 of the London Plan (2021), Policies 
CS1.B, CS1.O and CS1.W of the Harrow Core Strategy and Policies DM1, DM2, 
DM10, DM31 and DM32 of the Harrow Development Management Policies Plan.   
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INFORMATION 

This application is reported to Planning Committee due to the floor space amount of 
the proposed in relation to Part 1 (f) of the Scheme of delegation 2018. 
 
Statutory Return Type:  (E)20. Change of Use 
Council Interest:  
Net additional Floorspace:    

None 
Approximately 1616 sqm  

GLA Community Infrastructure Levy 
(CIL) Contribution (provisional):  

 
£60 x 152sqm = £0 

Local CIL requirement:  £110 x 152sqm = £0 
 

HUMAN RIGHTS ACT 

The provisions of the Human Rights Act 1998 have been considered in the processing 
of the application and the preparation of this report. 

 

EQUALITIES 

In determining this planning application, the Council has regard to its equalities 
obligations including its obligations under section 149 of the Equality Act 2010. 

For the purposes of this application there are no adverse equalities issues. 

 

S17 CRIME & DISORDER ACT 

It is considered that the proposed development would not adversely impact upon 
community safety issues or conflict with development plan policies in this regard. 
 
  



__________________________________________________________________________________________ 
Planning Committee      11 Crystal Way, HA1 2HP                                  
Wednesday 28th September 2022 

 

1.0 SITE DESCRIPTION 

 
1.1 The application site relates to a two-storey warehouse located toward the 

Eastern side of Crystal Way with Class B8 (storage and distribution) use. 
 
1.2  The adjacent warehouse to the west 10 Crystal Way is used as a cash and 

carry wholesaler. 
 
1.3  The adjacent warehouse Is used as a Beauty Supply Store at units 4-6 

Hawthorn Centre. 
 
1.4  The application site is located within Harrow and Wealdstone Opportunity 

Areas as well as an industrial and business use area. 
 
1.5  The application site is not Listed, is not located within a Conservation Area, 

but is located within a Critical Drainage Area. 
 

 

2. PROPOSAL 

 
2.1 Change of use from storage and distribution (class B8) to mixed use storage 

and distribution (class B8) general industrial (class B2) and commercial 
business and service (class E). 

 
2.2 The proposed includes internal alterations that involve installation of office 

rooms and toilet units within the existing building shell. 
 
2.3 The pharmacy use of the building had already been removed prior to the latest 

occupation. 
 
 

3.0   RELEVANT PLANNING HISTORY  

 

P/2543/18/PRIOR Conversion of offices (class b1a) to 9 self-contained flats 

(class c3) (prior approval of transport & highways impacts 

of the development and of contamination risks and 

flooding risks on the site) 

Refusal 
16/08/2018 
 

 The site doesnôt or has not comprised of B1(a) use as offices contrary 
to Class 0.1(b) of part 3 (of schedule 2) of the Town and Country 
Planning. Not lawful development. 

P/0986/14 Change of use of part of the ground floor from office used 

in relation to existing b8 use to a to travel clinic (use class 

d1) 

Granted 
15/10/2014 

P/2261/12 Provision of new three storey warehouse building and 

ancillary offices (use class b8) adjacent to 11 crystal way 

Granted 
12/10/2012 
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to provide ancillary accommodation for 11 crystal way; 

provision of parking and landscaping fronting elmgrove 

road; provision of additional pa 

P/0592/12 Change of use of part light industrial unit to dispensing 

pharmacy (class b8 to class b8) 

Granted 
10/05/2012 

P/0591/12 Certificate of lawful development (proposed): use of area 

for the storage and supply of pharmaceutical goods 

ancillary to the main use of the building (use class b8) 

Granted 
25/04/2012 

P/3355/11 Provision of new three storey office building adjacent to 

11 crystal way; provision of parking and landscaping 

fronting Elm Grove Road; provision of additional parking 

at rear of unit 11 

Granted 
16/07/2012 

EAST/592/93/FUL Application not required: see application east/561/93/ful Final ï ANR 
ï 01/12/1993 

EAST/561/93/FUL Change of use: class b1 to b8 (light industrial to 

warehouse) and alterations to provide shutter doors 

Granted 
29/12/1993 

LBH/33823 Erection of 2-metre-high railings and pair of gates 

assistant: jb 09/03/88 reg 

Granted 
04/01/1988 

 

 

4.0  CONSULTATION 

 
4.1  A total of 5.no consultation letters were sent to neighbouring properties 

regarding this application. A site notice was posted on 25/05/2022, this expired 
on 14/06/2022.  The public consultation period expired on 13/06/2022. 

 
 
4.2  No comments have been received. 
 

4.3 Statutory and non-statutory consultation 

4.4 Highways Officer: No objection. 

 

4.5 Policies Officer: No objection, so long as use of offices proposed internally 

service the main use of the warehouse and are not sublet to other separate 

businesses. 
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5.0 POLICIES 
 
5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that: 
 
5.2 óIf regard is to be had to the Development Plan for the purpose of any 

determination to be made under the Planning Acts, the determination must be 
made in accordance with the Plan unless material considerations indicate 
otherwise.ô 

 
5.3 The Government has issued the National Planning Policy Framework [NPPF 

2021] which sets out the Governmentôs planning policies for England and how 
these should be applied and is a material consideration in the determination of 
this application. 

 
5.4 In this instance, the Development Plan comprises The London Plan 2021 [LP] 

and the Local Development Framework [LDF]. The LDF comprises The Harrow 
Core Strategy 2012 [CS], Harrow and Wealdstone Area Action Plan 2013 
[AAP], the Development Management Policies Local Plan 2013 [DMP], the Site 
Allocations Local Plan [SALP] 2013 and Harrow Local Area Map 2013 [LAP]. 
The relevant polices are referenced within the report below and a summary 
within Informative 1. 

 
 
6.0 ASSESSMENT 
 
6.1 The main issues are: 
 

Á Principal 
Á Character and Appearance of the Area 
Á Residential Amenity  
Á Transport 
Á Drainage and Flood Risk 
Á Fire Safety 
Á Consultation Responses 

 
6.2 Principal 
 

Á The National Planning Policy Framework (2021) 
Á The London Plan (2021): E2, E4 and E6 
Á Harrow Core Strategy (2012): CS1.O 
Á Harrow Development Management Policies (2013): DM31, DM32  

 
6.2.1 The proposal seeks a change of use from its current storage and distribution 

(Class B8) use to a mixed-use storage and distribution (Class B8), general 
industrial (Class B2) and Commercial Business and Services (Use Class 
E9(g), i.e a flexible employment use relevant to the Harrow and Wealdstone 
Opportunity Areas and industrial and business use area. Additionally, the 
internal area of the unit would be altered with ancillary administrative office 
space for the end user and additional toilets. The end user is intended to be a 
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manufacturer of products made from leather, faux leather, and fabrics 
predominantly for the car industry and is therefore considered an appropriate 
use for the for the industrial area.  

 
6.2.2 Policy DM31 (A) of the Development Management Policies (DMP) that states 

óProposals for the intensification, renewal and modernisation of existing 
industrial and business floorspace will be supported where the development 
complies with other relevant policy considerations and the new industrial or 
business floorspace allows for future flexibility, including future subdivision 
and / or amalgamation to provide for a range of accommodation, particularly 
for small businesses.ô 

 
6.2.3 Policy E2 of the London Plan relates to the provision of suitable business 

space. Part B of the policy notes that development of business uses should 
ensure that the space is fit for purpose having regard to the type and use of 
the space. 

 
6.2.4  Policy E4 refers to the sufficient supply of land and remises in different part of 

London to meet current and future demands for industrial and related functions 
should be provided and maintained. Policy E4 A (8) refers to flexible B2/B8 
Hybrid space to accommodate services that support the wider London 
economy and population. The proposed will provide that sufficient and flexible 
hybrid space. 

 
6.2.5 Policy E6 refers to the designation of Locally Significant Industrial Sites (LSIS) 

taking into account intensification, co-location and substitution in section (1) 
while also stating making clear the range of industrial and related uses that 
are acceptable in LSIS including where appropriate hybrid or flexible B2/B8 
uses. The proposed demonstrates and adheres to this policy as the proposed 
is demonstrating sustainable and flexible use of a designated industrial and 
business use area by proposing ancillary uses to support the principle use of 
light industrial, general industrial, storage and distribution. 

 
6.2.6  Whilst the development proposes additional ancillary office space, it is 

intended that this is to serve the administrative functions of the proposed 
industrial mixed use/distribution function. The proposed 
ancillary/administrative office use will not be the core/principal use and it is 
accepted that industrial/distribution functions generally require some form of 
office/admin space to enable the efficient running and viability of the operation, 
this type of use would fall under Use Class E(g)(i) which permits ancillary office 
space to carry out any operational or administrative function (relating to a 
research/product development use or a light industrial use).   The proposed 
offices are therefore only ancillary to the core B2/B8/E(g)(ii) and (iii)light 
industrial and distribution uses. The sole use of the building as office space 
under use Class E(c) (formerly B1) (which is not the intention) would not be 
acceptable given the land designation and general thrust of relevant policies 
is to enable to protection and enhancement of mixed-use light 
industrial/distribution use. 
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6.2.7  As such, a condition of consent will be imposed to ensure that any office space 
remains ancillary to the main use as B2/B8 or E(g)(ii) & (iii) general industrial, 
light industrial, distribution, research/product development and industrial 
processes (suitable in a residential area). 

 
6.2.8 The proposed would in keeping with Policy SD1 as the proposed site is 

situated in an Opportunity Area. The proposed would be sustaining the 
existing use which is required under Policy SD1 (B)(6) of the London Plan 
2021. 

 
6.2.9 Under Policies E4 and E6 of the London Plan the proposed would be in 

keeping with their requirements as the proposed would be supporting the 
existing industrial designation and demand for industrial uses, respecting its 
designation, supporting the flexibility of light industrial use by providing office 
use to support the existing B8 use while the operational hours will not change. 
The proposed would result in a more sustainable and viable option under its 
designation and therefore complies with the above. 

 
6.2.10 Officers raise no objection to the principle of providing more flexible uses 

within an existing building, relevant to an industrial and business use area. 
The application site is located within the Harrow and Wealdstone Opportunity 
Area and in an industrial and business use area and would retain an 
employment use and provide more flexible relevant uses on the site and as 
such there would be no conflict with the Councilôs planning policy.  The 
proposed changes to increase the flexibility and adaptability of the building 
and space make it more suitable, sustainable, and adaptable for businesses 
and fit for purpose therefore, complying with the relevant London Plan and 
Development Management Policies. 

 
6.2.11  As noted, the proposed end user is a manufacturer of leather, faux leather, 

and fabric projects predominantly for the car industrial which is the type of 
business use favoured within areas such as this, as such, the change of use 
to provide flexible relevant uses, to enable its efficient operation is supported 
by officers. 

 
6.2.12 In Summary, based on the above it is considered that the proposed would be 

acceptable in principle as it would accord with the policies above. 
 

6.3  Character and Appearance of the Area 

6.3.1 The relevant policies are: 

Á The National Planning Policy Framework (2021) 
Á The London Plan (2021): D3 
Á Harrow Core Strategy (2012): CS1.B 
Á Harrow Development Management Policies (2013): DM1  

 
6.3.2 There would be no external changes as a result of the proposed development 

which would affect the character and appearance of the existing property and 
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wider area and as such there are no concerns in this regard. The only internal 
changes that are occurring are the additions of the toilet facilities.  

 
6.3.3 In summary the application would not give rise to any adverse impact to 

character and appearance of the existing building and wider area and would 
accord with the policies above. 

 
 
6.4 Residential Amenity  

6.4.1 The relevant policies are: 

¶ National Planning Policy Framework (2021) 

¶ The London Plan (2020): D3, D13 and D14 

¶ Harrow Core Strategy (2012): CS1 

¶ Harrow Development Management Policies (2013): DM1 
 
6.4.2 Impact on Residents  

 The application site is located 19 metres from the closest residential dwelling 
on the other side of the road of Elmgrove Road. These neighbouring dwellings 
consist of No.s 119 ï 109 Elmgrove Road. The two-storey industrial building is 
at a lower level than the residential buildings and is set behind a hedge along 
Elmgrove Road. 
 

6.4.3 The application site benefits from a 21-space car park to the front of the site 
which fronts Elmgrove Road. Given the proposed changes are all internal there 
is not considered  to be any impact to the neighbouring properties on the other 
side of Elmgrove Road. The proposed ancillary office space will be located 
within a glazed section fronting Elmgrove Road (which appears to have been 
purposely designed for such ancillary office/admin function). The main light 
industrial (and other appropriate) functions will be carried out within the rear 
part of the building (I,e. away from properties on Elmgrove Road). The directly 
adjoining and adjacent buildings are solely commercial warehouses. 

 
6.4.4 The proposed application includes expanding the use of the site for a mix of 

uses, outlined above, in the form of leather goods production for the automotive 
industry. In relation to residential impacts there would be no perceived impact 
to neighbouring residential properties due to the types of machinery and 
equipment that will be used and the siting of the industrial use itself. The existing 
site already has an office space on the southern side of the site that will be 
retained and will not cause unnecessary noise or odours and has reasonable 
distance and is not close in proximity to the neighbouring properties. The 
proposed B2 use will also be set well within the site behind the brick element 
which houses the offices, deep in the confines of the warehouse itself and 
therefore there will be no discernible impact from the B2 uses. 

 
6.4.5  Policy D13 of the London Plan advises that the Agent of Change principle 

places the responsibility for mitigating impacts from existing noise and other 
nuisance-generating activities or uses on the proposed new noise-sensitive 
development. It goes on to state that development should be designed to 
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ensure that established noise and other nuisance-generating uses remain 
viable and can continue or grow without unreasonable restrictions being placed 
on them. Additionally, new noise and other nuisance-generating development 
proposed close to residential and other noise-sensitive uses should put in place 
measures to mitigate and manage any noise impacts for neighbouring residents 
and businesses. 

 
6.4.6  Policy D14 of the London Plan states mitigating and minimising the existing and 

potential adverse impacts of noise on, from, within, as a result of, or in the 
vicinity of new development without placing unreasonable restrictions on 
existing noise-generating uses. 

 
6.4.7  With respect to Policies D13 (Agent of Change) and D14 (Noise) of the London 

Plan, the onus is essentially placed on new development to mitigate against the 
impact of existing development on neighbouring sensitive development 
(generally being residential uses). The subject site is in an area which is wholly 
light industrial in nature which has operated since the early 1980s, most 
surrounding dwellings (namely only Elmgrove Road) appear to have been in 
place since the 1930s. The industrial estate is an established use in the area.  

 
6.4.8 The proposed uses are, as outlined above, relevant, and appropriate to the wider 

area and are considered acceptable. They are not substantially different to the 
existing B8 use and are, by designation under Class E(g) suitable to be ócarried 
out in a residential area without detriment to its amenityô. As such, it is not 
considered that the proposed change of use will have any adverse amenity 
impact on any nearby residential dwellings. A condition of consent will be 
imposed to limit the uses to Use Class E(g) given that these are relevant to the 
industrial uses area, and it is not considered that other uses of Class E would 
be appropriate in this area.  

 
6.4.9 The proposed B2 (General Industrial Use) excludes incineration purposes, 

chemical treatment or landfill or hazardous waste. As such, these types of uses, 
which would be wholly inappropriate near a residential area are not permitted. 
The area has been designated as an industrial uses area and it is therefore 
clearly the intent of the Council and wider London Plan Policies to locate 
general industrial uses in such areas. As noted above, the industrial estate has 
operated since at least the 1980s with a range of uses, which, to the casual 
observer are all ógeneral/light industrialô in nature (regardless of the specific use 
class they fall under), and an additional B2 operation on the site is not 
considered to alter the nature of the site, or the wider use of the industrial estate.   

 
6.4.10  B8 (Storage and distribution) is an existing use and therefore no material 

change occurs in this regard.  It should be noted that the recently approved 
Watson House residential development on the corner of Crystal Way and 
Elmgrove Road (some 140m to the west of the subject site) has considered the 
ongoing operation of the industrial estate in accordance with the agents of 
change policy. As such, it has implemented enhanced sound insulation/glazing 
and mechanical ventilation. Therefore, the impact on these new dwellings is 
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considered acceptable and reasonable, and they rightly considered Policies 
D13 and D14 when designing that development.  

  
6.4.11 In summary, there will be no adverse impact to residential amenity. 

 
6.5  Drainage 

6.5.1 The relevant policies are 

Á National Planning Policy Framework (2021) 
Á The London Plan (2020): SI 12, SI 13 
Á Harrow Core Strategy (2012): CS1.W 
Á Harrow Development Management Policies (2013): DM10 

 
6.5.2  The development would not result in an increase in the development footprint 

on the site and would therefore not have an impact in terms of increased 
surface water flood risk therefore no action required. 

 
 
6.6  Fire Safety 

6.6.1 The relevant policies are 

Á National Planning Policy Framework (2021) 
Á London Plan Policy: D12 

 
6.6.2 Part A of Policy D12 of the London Plan (2021) requires the demonstration of 

suitably positioned and unobstructed space for fire appliances and evacuation 
assembly points, and that developments ensure robust strategies for 
evacuation are in place as well as confirmation of the fire-fighting water supply. 
The applicant has not completed a Reasonable Exemption Statement to 
confirm that the development will not adversely affect the appropriate fire safety 
measures of the site and therefore this will be conditioned to be provided. 

 

7 CONCLUSION AND REASONS FOR APPROVAL 

7.1  The proposed complies with all relevant policies in relation to its designations 
by providing a flexible and suitable mixed-use site to support and sustain the 
existing B8 use. As such, the development accords with the NPPF (2021), 
Policies E2, E4, E6, D3, D11, D12, D13, D14,SD 1, SI 12, SI 13, T5, T6 of the 
London Plan (2021), Policies CS1.B, CS1.O and CS1.W of the Harrow Core 
Strategy and Policies DM1, DM2, DM10, DM31 and DM32 of the Harrow 
Development Management Policies Plan.  
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APPENIDIX 1: CONDITIONS AND INFORMATIVES 

CONDITIONS: 

 
1. Full Time 

 
The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 
 
REASON:  To comply with the provisions of Section 91 of the Town & Country 
Planning Act 1990. 

 
 

2. Approved Plans 
 

The development hereby permitted shall be carried out in accordance with the 
following approved plans and documents:  
 
4D01, 4D02, 4D01P, 4D02P, 4D01BP, 4D01OS 
 
REASON: For the avoidance of doubt and in the interests of proper planning. 
 

 
3. Restrictive Use  

 
Any office space within the building shall fall within the definition of Use Class 
E(g)(i) and be used solely in an ancillary capacity to the principle approved mixed 
use of the building, namely Classes B2 (General Industrial), B8 (Storage or 
distribution, E(g)(ii) (Research and development of products or processes) and 
E(g)(iii) (industrial processes).  

 
REASON: To safeguard the ongoing operation, function and viability of the 
industrial uses area and ensure industrial uses are provided and enhanced in that 
area in accordance with Policy DM 31 of the Harrow Development Management 
Policies (2013), and Policies E4 and E6 of the London Plan (2021)  
 

 
4. Hours of Operation 

 
The use hereby permitted shall not open to customers outside of the following   
times: 07.00 to 22.00 hours, Monday to Friday, and 07.00 to 15.00 hours on 
Saturdays.  
 
REASON: To safeguard the character of the area, the amenities of neighbouring 
properties and ensure the proper functioning of the commercial properties within 
the locality, in accordance with policy DM1 of the Harrow Development 
Management Local Policies Plan 2013. 
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5. Delivery Hours  
 
Loading and unloading shall only take place within the estate, between the hours 
of 07.00 to 22.00 Monday to Friday and 7am-1pm on Saturdays, and not on 
Sundays. 
 
REASON: To protect the amenity of surrounding residential properties. 

 
 

6. Fire Safety 
 
The development hereby approved shall not be occupied until a Fire Safety 
Statement has been submitted to and approved in writing by the Local Planning 
Authority, this statement shall include details of how the development will function 
in terms of the following: 
 
1) identify suitably positioned unobstructed outside space: a) for fire appliances to 

be positioned on b) appropriate for use as an evacuation assembly point  
2) is designed to incorporate appropriate features which reduce the risk to life and 

the risk of serious injury in the event of a fire, including appropriate fire alarm 
systems and passive and active fire safety measures  

3) is constructed in an appropriate way to minimise the risk of fire spread  
4) provide suitable and convenient means of escape, and associated evacuation 

strategy for all building users  
5) develop a robust management strategy for evacuation which is to be 

periodically updated and published (details of how often this management 
strategy is to be reviewed and published to be included), and which all building 
users can have confidence in 

6) provide suitable access and equipment for firefighting which is appropriate for 
the size and use of the development. 

 
The development shall be operated in accordance with the approved details in 
perpetuity. 
 
REASON: To ensure that the fire safety of the proposed building is managed in a 
satisfactory manner and that the development contributes to fire safety in line 
with Policy D12A of the London Plan (2021). 
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INFORMATIVES: 

1. Policies 
 
The following policies are relevant to this decision: 
 
The National Planning Policy Framework (2021) 
London Plan 2021: E1, E2, E4, E6, D3, D11, D12, D13, D14, SD 1, SI 12, SI 
T3, T5, T6 
The Harrow Core Strategy 2012: CS1.B, CS1.O CS1.W 
Harrow Development Management Policies Local Plan 2013:  
DM1, DM2, DM10, DM31, DM32 
 

2. Considerate Contractor Code of Practice 
 
The applicant's attention is drawn to the requirements in the Considerate 
Contractor Code of Practice. In the interests of minimising any adverse effects 
arising from building operations, the limitations on hours of working are as 
follows: 0800-1800 hours Monday - Friday (not including Bank Holidays) 0800-
1300 hours Saturday 
 

3. Grant without Pre-App Advice 
 
 Statement under Article 35(2) of The Town and Country Planning (Development 

Management Procedures) (England) Order 2015 
 
 This decision has been taken in accordance with paragraphs 39-42 of The 

National Planning Policy Framework. Pre-application advice was sought and 
provided, and the submitted application was in accordance with that advice. 

 

Checked 
 

 
 
 
 
 
Mehdi Rezaie   
Head of Development Management (Interim) 
 
 
14th September 2022 

 

 
 
Viv Evans 
Chief Planning Officer 
 
 
14th September 2022 
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APPENDIX 2: LOCATION PLAN  
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APPENDIX 3: SITE PHOTOGRAPHS  

Front of the Warehouse 

 

Front entrance of the Warehouse View 
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Rear delivery area of warehouse 

 

Toilets in mid rear of warehouse 
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Front of Warehouse 

 

 

 

Warehouse smaller room on East of Warehouse 
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Warehouse smaller room on East of Warehouse 

 

Warehouse smaller room on East of Warehouse 

 

 

 


