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1. Introduction

1.1 This Planning Statement has been prepared in support of a planning application by Luxury Leisure
(“the Applicant”) seeking planning permission from London Borough of Barnet Council (“the Council”)
in its role as the Local Planning Authority for the following proposed development at 226 Station Road,
Edgware HA8 7AU:

‘Change of use of the ground floor from a retail unit (Class E) to an Adult Gaming Centre (Sui
Generis) and staff area with external alterations and associated works.’

1.2 Luxury Leisure is part of the Novomatic UK Ltd who operate low-stake Adult Gaming Centres (“AGCs”)
under the Admiral brand across the UK. They are the leading operator of amusement gaming within
the UK and account for 22.5% of the UK’s Adult Gaming Centre market.

1.3 Luxury Leisure together with its sister company, Talarius, currently employ more than 2,500 staff
within over 280 AGCs across the UK.  This application is submitted in the context of a growth and full
rebranding and refurbishment programme to develop and consolidate the Admiral brand. New and
refurbished venues provide the latest interactive and technological features in their existing AGCs thus
reflecting their quality and excellence gained from many years of experience in this market sector.

1.4 This Planning Statement assesses the proposal against all relevant local and national planning policies,
guidance and other material considerations. The document forms part of a planning application which
also includes the following submission documents:

• Application Form
• Planning Statement
• Site Location Plan
• Plans, Sections and Elevations

1.5 A separate planning application seeking advertising consent relating to signage will be lodged in due
course.
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2. Site Description & Development Context

2.1 The application relates to the former café / restaurant store which is located on the east side of
Station Road in Edgware Town Centre.

FIGURE 1: 226 STATION ROAD (CENTRE UNIT)

2.2 The previous occupier ceased trading from the unit in 2020 and the unit has remained vacant since
that time. The ground floor was formerly in use as an ice cream parlour / café (Class E).

2.3 The ground floor shopfront of the building has undergone significant alterations but a number of
original features of the shopfront remain.  Above the shopfront, the original early twentieth century
façade remains largely intact but needs cleaning and refurbishment. This is formed of brickwork. The
roof of the building is pitched and includes dormer windows.

2.4 The site is not located within a conservation area and the building itself is not statutorily or locally
listed. Otherwise, the site is centrally located within the town centre and has excellent levels of public
accessibility as is evident on the map provided at Figure 2 overleaf. This is an extract of the Barnet
Unitary Development Plan. The site is designated as forming part of a Primary Retail Frontage.

Planning History

2.5 There is no recent planning history relevant to the current proposal for the site.
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FIGURE 2: SITE LOCATION WITHIN CENTRAL EDGWARE (RED INDICATOR)

UK High Street

2.6 The UK High Street has experienced significant challenges as a result of changing retail habits which
has forced many retailers to downsize their geographic footprint and consolidate retailing activity. The
impact on town centres has been profound with many experiencing vacancy levels significantly above
10%. The Covid-19 pandemic has exacerbated this trend and they are experiencing increasing
pressure.

2.7 There is an increasing recognition that there is a need for greater flexibility if high streets are to
sustain a role as a location for local communities. The MHCLG’s response (February 2019) to the
Housing, Communities and Local Government Parliamentary Select Committee’s 11th Report of Session
2017 to 2019 on high streets and town centres in 2030 recommended that the Government undertake
a comprehensive review of planning policy as it relates to the high street, including focusing on use
classes and permitted development rights. This was followed up by the introduction of the new
Use Class E in September 2020 which recognised the need for greater flexibility of uses on the high
street. Class E now incorporates previous Classes A1, A2 and A3 together with B1a, B1b, B1c and some
D1 and D2 uses. This is a fundamental shift in the approach to the high street and means many
Local authorities will need to adapt their policies and approach to reflect the greater flexibility.

2.8 The composition of town centres has changed significantly over the past 20 years and, despite the
underlying growth in population and retail expenditure, much of this has diverted to out-of-centre
locations and increasingly online. The proportion of retail units within town centres has reduced
consistently and conversely the proportion of non-retail services and food/beverage uses has
increased.

2.9 Many Local Authorities have traditionally resisted changes of use from retail to non-retail main town
centre uses such as AGCs. With the change to Use Class E however, such policies seeking to protect
traditional retail uses are no longer effective or have any significant degree of relevance. There is also
a misconception that retail uses are in some way more beneficial to the vitality and viability of a town
centre than other main town centre uses, with limited empirical evidence to support this hypothesis.
The key message is that there is a need for greater flexibility with regard to permissible uses on the
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high Street if they are to have a sustainable future. If a more flexible approach is not adopted this will
likely mean that the trend of increasing vacancy rates and degradation will continue.
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3. Description of the Proposed Development

3.1 The proposed development would involve the change of use of the ground floor of the building at 226
Station Road, Edgware. HA8 7AU from its existing lawful use as a retail unit (Use Class E) to an AGC (Sui
Generis) with external alterations and associated works to the building.

3.2 The operation of the unit as an AGC would be on the ground floor only and extend to a gross floor
area of 109 sq.m. This would provide gaming for adults aged over-18 in accordance with relevant
legislation.

3.3 A new shopfront is proposed at ground floor level which would assist in maintaining an active frontage
and add activity to the street scene. Figure 3 below shows the proposed shopfront with the fascia
signage being the subject of a separate application for advertisement consent to the Council.
The shopfront has been designed to complement the upper floors of the building which in themselves
would be cleaned and restored as part of the proposed façade works.

FIGURE 3: PROPOSED SHOPFRONT

3.4 The proposed front elevation of the building would significantly enhance this part of the high street
compared to the current inactive and degraded frontage to the premises which has been vacant for
over 3 years.

Economic Characteristics

3.5 Paragraph 11 of the NPPF identifies that there is an economic element to sustainable development.
In this context the proposed development would introduce economic activity into Edgware Town
Centre and constitute an expansion of the existing leisure and recreational economy.
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3.6 The proposal would secure the use of this commercial building of which its future is currently
uncertain since the premises became vacant in 2000 and there would appear very limited, if any,
interest in retail use of the premises in the current retailing climate. The development would also
provide investment in jobs (circa 10 jobs to be created) and would provide a high-quality and
accessible working environment with excellent staff facilities.

3.7 Luxury Leisure and their parent company, Novomatic UK, operate within strict Corporate Social
Responsibility (CSR) policies and adhere to the Responsible Gaming Code which contains a number of
key criteria. These are as follows:

1. Recognising that prevention is the best form of player protection;
2. Protecting children and minors;
3. Encouraging responsible communication;
4. Reinforcing the need for player responsibility;
5. Employing professional staff;
6. Keeping players informed;
7. Guaranteeing fair gaming; and
8. Working with experienced partners.

3.8 Operationally this means that the company implements a range of best-practice measures across their
AGCs to mitigate any risk of anti-social behaviour and/or negative social outcomes. These include:

1. Enforcement of a 'Think 25' policy and staff training;
2. Participation in local policing strategies/partnerships;
3. Use of CCTV as appropriate;
4. Employing professional staff and providing extensive training;
5. Keeping players informed and extensively communicating the risks of problem

gambling;
6. Staff-led monitoring to identify those at risk of problem gambling and referral of them

to support networks; and
7. Making available to customers gambling management tools as well as the ability to self

exclude from the premises.

3.9 A copy of the Applicant’s “Security and Social Responsibility Statement” is attached at Appendix A of
this Planning and Heritage Statement to help inform the Council’s assessment of the proposed AGC
use.
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4. Legislative and Policy Context

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires applications for planning
permission to be determined in accordance with the “development plan” unless material
considerations indicate otherwise. Such material considerations can include Government policy
statements, including the National Planning Policy Framework (NPPF) of which a revised version was
published by the Government in September 2023.

Local Planning Policy

4.2 The adopted Local Plan for the area is The London Plan (2021) and the Barnet Local Plan (2012) which
is made up of the Barnet Adopted Core Strategy (2012); and the Barnet Development Management
Policies DPD (2012). The site is in a designated Primary Retail Frontage. Relevant Core Strategy
Policies are CS1, CS5 and CS6. Relevant Development Management Policies are DM01, DM02, DM04,
DM11 and DM17.

4.3 Policy CS6 of Barnet's Local Plan Core Strategy 2012, seeks to promote competitive town centre
environments and provide consumer choice, whilst ensuring the efficient use of land and buildings in
all town centres, encouraging a mix of compatible uses including retail, managed affordable and
flexible workspace, leisure and residential that add to the vibrancy of the area, whilst respecting
character, amongst other things.

4.4 Policy DM01 states that all development should represent high quality design and should be designed
to allow for adequate daylight, sunlight, privacy and outlook for adjoining occupiers. Policy DM02
states that where appropriate, development will be expected to demonstrate compliance to minimum
amenity standards and make a positive contribution to the Borough. The development standards set
out in Policy DM02 are regarded as key for Barnet to deliver the highest standards of urban design.
Policy DM11 of Barnet's Local Plan Development Management Policies 2012 (DMP) expects a suitable
mix of appropriate uses as part of development within the town centres to support their continued
vitality and viability, whilst not creating an over-concentration of similar uses which detracts from the
retail function of the town centre. The preamble to policy DM11 states that 'the primary frontage in a
town is the strip of most popular, central shops’.

4.5 While the Local Plan 2012 is dated it remains the statutory development plan for Barnet until such
stage as the replacement plan is adopted and as such applications should continue to be determined
in accordance with the 2012 Local Plan. The Council are currently producing a new Local Plan which
will replace the Core Strategy and Development Management Policies DPD. The new Local Plan has
passed through Examination (Regulation 24)is at Regulation 25 stage and will likely be adopted shortly
(Regulation 26). We have therefore based the assessment on both existing and emerging policy which
may be the relevant adopted policy at the point of determination of a planning application seeking
AGC use of the unit.

4.6 Emerging Policy TOW03 Managing Hot Food Takeaways, Adult Gaming Centres, Amusement Arcades,
Betting Shops, Payday Loan Shops, Pawnbrokers and Shisha Bars will likely be the key material policy
consideration in determining proposals for an AGC at this location.  This policy is in draft form and is
subject to change as a Main Modification in the Inspectors Report following the Examination which
was published in August. The {Policy originally stated:

‘Policy TOW03 Managing Hot Food Takeaways, Adult Gaming Centres, Amusement Arcades,
Betting Shops, Payday Loan Shops, Pawnbrokers and Shisha Bars
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a ……………………..

b. In addressing increasing levels of health inequality within the Borough as well as to
preserve the retail-based role of Barnet’s town centres the Council will resist the proliferation
and over concentration of: betting shops, adult gaming centres, amusement arcades,
pawnbrokers, pay day loan shops and shisha bars will not permit proposals for such Sui Generis
uses that:

viii) Are not separated from any existing Sui Generis unit in this group by at least two units
which are neither units (in uses as highlighted in (b) nor hot food takeaway uses.
ix) Are located within 400m of the boundary of an existing school or youth centre.
x) Are not accompanied by Health Impact Assessments (HIAs) when requested by the Council.
xi) Do not provide active frontages and must have a positive visual impact on the street scene.
xii) Have a significant impact on local community and residential amenity in terms of noise,
vibrations, odours, traffic disturbance and litter’.

4.7 The Inspectors Report identified at paragraph 78 the following Main Modification to Policy TOW03

Policy TOW03 - Managing Hot Food Takeaways, Adult Gaming Centres, Amusement
Arcades, Betting Shops, Payday Loan Shops, Pawnbrokers and Shisha Bars.

78. A MM for soundness and general conformity with the London Plan should include the
following changes:

• ………………………..
• Policy TOW03 (part b, and sub-criteria viii, xi and xii): re-wording of part b) to ensure that
the policy approach is positively prepared relative to provision of the identified uses by
indicating the circumstances and locations such as town centres where proposals will be
supported. This should include clarifying the intention to address health inequalities, whilst
preserving the viability and vitality of Barnet’s town centres by avoiding an over-concentration
of the stated uses. Associated changes will be required to suitably re-phrase sub-criteria viii),
xi) and xii) accordingly as related requirements rather than restrictions, and also to re-number
them as subcriteria i) to iii) of part b).
• Policy TOW03 (part b, sub-criterion ix): a requirement that betting shops, adult gaming
centres, amusement arcades, pawnbrokers, pay day loan shops and shisha bars should be
located more than 400m from the boundary of an existing school or youth centre is not
justified by supporting evidence of its necessity to avoid demonstrable harm and therefore,
should be deleted.
• Policy TOW03 (part b, sub-criterion x): this should be removed as a subcriterion of part a) and
should instead be a separate part of the policy that indicates the specific circumstances where
the Council will expect Health Impact Assessments to accompany the related proposals.

4.8 While the revised Policy TOW03 is not available it is clear that to comply with the Inspectors
requirements it will be necessary to be modified in the following ways relevant to this application:

1. Be more flexible.
2. Delete the restrictions relating to identified uses and be positively worded identifying when

they will be permitted.
3. Delete the 400-metre rule relating to AGC proximity to a school or youth centre.
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National Planning Policy Framework (NPPF)

4.9 Adult Gaming Centres are accepted to fall within the definition of “main town centre uses” as defined
in the NPPF Glossary. Paragraph 87 details sequential testing which main town centre uses are subject
to with the presumption being in favour of town centre locations. Paragraph 86 confirms that Local
Planning Authorities should support the vitality and viability of town centres; define the extent of
town centres and primary shopping areas; and set policies that make clear which uses will be
permitted in such locations. Paragraph 81 also requires Local Planning Authorities to recognise the
requirements of different forms of businesses and economic development.

Conservation and Shopfront Design

4.10 The application site is not located within a designated Conservation Area. Shopfront design will be
subject to a separate planning application in due course.
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5. Planning Assessment

5.1 The proposed development will now be assessed against all relevant national and local planning
policy, guidance and other material considerations below.

5.2 The main issues for consideration by the Local Planning Authority in this case will relate to:

• Principle of the development and impact on the vitality and viability of the town centre;
• Impact of the proposal on the occupiers of neighbouring units.
• Design and Character
• Health and Wellbeing

Principle of the Development

5.3 The application site is located within a designated Primary Retail Frontage in Enfield Town Centre.
The proposed AGC is recognised as a “Main Town Centre Use” as defined by the National Planning
Policy Framework and, as such, the principle an of AGC use in this location is established as being
acceptable by the NPPF.

5.4 The immediate street frontage surrounding the proposed unit contains a mix of uses predominately in
Class E use.  There are two Sui Generis betting shops located to the south of the unit in the frontage.
These are William Hill at 2018/220 Station Road and Betfred at 200 Station Road. The proposed AGC
is not a betting shop and offers a distinct type of use. While both types of use enable licenced
gambling, there are clear differences in the character and nature of operation.  They serve difference
market segments and demographics. The Inspector in the context of an appeal at 48 Ballards Lane,
Finchley (Appeal Ref: APP/N5090/W/20/3260444 – Ref: 20/3147/FUL) addressed this issue stated at
paragraph 11 that:

'Although there are distinct differences between an AGC and a betting shop, there are also
some similarities.'

These ‘distinct differences’ identified by the Inspector in the context of that appeal means that betting
shops and AGCs should not be considered as the same type of use in the context of the issue of
perceived over proliferation of a particular type of use in a location.

Town Centre Vitality and Viability

5.6 The proposed AGC would contribute towards Town Centre vitality and viability in two distinct ways.
Firstly, the proposal would bring back into active use existing high street premises that has been
vacant for three years. Activity would be returned to the street frontage at this location in a scenario
whereby the premises otherwise would likely continue to be vacant detracting from vitality and
viability. We note that restoring a vacant premises to active use has been identified as a positive factor
in the planning balance relating to AGC proposals elsewhere in the Borough.  The proposal at 48
Ballards Lane was vacant for four years prior to the grant of the permission. The proposal at 48
Golders Green Road (Appeal Ref: APP/N5090/W/21/3270129 – Ref: 20/5698/FUL) was vacant five
years prior to permission being granted. A similar situation exists in the context of the current
application and should be considered positively in the planning balance.

5.7 The proposed AGC would generate additional footfall in the town centre with survey data and
evidence from other Admiral-operated AGCs suggesting that visits contribute to the success of other
surrounding retailers through linked trips. The appellant has extensive experience operating AGCs
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elsewhere in the country.  They do provide active use and shopfronts and complement other uses
including retail by increasing footfall in an area through linked trips to other retail and services
provision. The applicant regularly undertakes customer surveys and the latest was undertaken in April
2023.  This survey was based on 10no. Admiral AGCs operating in London and the south-east, with an
overall sample size of 989 customers. The survey confirmed that the main purpose of 73% of Admiral’s
customers was to visit the AGC itself. Furthermore, of all those surveyed who were visiting the
Admiral AGC, 51% undertook linked trips within the same centre. This confirms therefore that for
most Admiral’s customers the primary purpose was to visit the AGC itself; hence, if the AGC wasn’t
there many of these customers would not be visiting the centre. A significant number of Admiral’s
customers also undertake linked trips using other retail and services.  A copy of the customer survey
results is provided at Appendix B.

5.8 The conclusion is that AGCs are an attraction to Town Centres which increase footfall, particularly in
the evening and contribute to vitality and viability through ensuring former retail premises remain in
active use and contributing to the footfall and linked trips to other retail and services.

Impact on Surrounding Occupiers

5.9 The primary potential impact on neighbouring residential amenity associated with the proposed
development is the possibility for noise generation associated with the use of the premises as an AGC.
This matter has been addressed in many instances in other locations within the Admiral chain of
AGCs with the conclusion being that Admiral-operated AGCs do not generate levels of noise that have
the potential to adversely impact on residential amenity over and above general retail use.  Sound
insulation is used within all premises to shield surrounding occupiers from any noise associated with
the operation of an AGC and any music played within the premises is always at a background level.
Gaming machines are also designed to produce minimal acoustic output and thus avoid any issues that
could cause noise and disturbance to surrounding occupiers. The result is that the noise impact of the
proposed development would not result in any discernible loss of amenity for adjacent occupiers. The
applicant proposes that a Noise Management Plan be required by a pre-commencement condition
attached to a Grant of Planning Permission for the proposed development. This approach has been
adopted elsewhere in similar scenarios including at appeal at 7 Upper Brook Street in Ipswich where
an AGC was recently approved at appeal (Ref: APP/R3515/W/23/3319465) and included residential
accommodation above the unit.

5.10 It is also noted that this area of the Town Centre already accommodates a number of late night
activities such as bars and restaurants. Any noise generation associated with the proposed AGC must
be seen in this context and, regardless, any noise and disturbance associated with the proposed use
would be significantly less than that associated with other evening economy type uses. Admiral units
do not serve alcohol, nor do they allow the consumption of alcohol on-site. This helps to mitigate the
potential for anti-social behavior and thus further prevent adverse impacts on residential amenity.

Design and Character

5.11 The application site is not located within a Conservation Area, nevertheless, careful attention has been
had to ensure an appropriate and high-quality design of the proposed shopfront. The shopfront will
be renewed, replacing the existing degraded shopfront shown Figure 1.  It will complement the
immediate building and wider frontage.  The upper level of the building will also be cleaned and
refurbished which will bring positive benefits to the wider streetscape. The overall impact of the
proposals will be positive and represents a significant improvement to the current situation.  As noted
above, signage proposals will be subject to a separate advertisement application in due course.
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Health and Wellbeing

5.12 There is no evidence to suggest that AGCs cause problem gambling or contribute towards other
negative health and wellbeing outcomes. Gaming is a legal and licensed activity. AGCs offer a safe and
monitored environment for visitors to game as a quasi-social activity. This has discernible benefits
compared to other forms of gambling such as online and in less secure environments. Nevertheless,
alleged risks to problem gamblers, young people and other vulnerable persons are matters relevant to
licensing and management functions, not planning. All Admiral units operate a Think 25 policy to
reinforce that under 18-year olds are not able to gamble. In addition, they do not serve alcohol, nor do
they allow the consumption of alcohol on the premises.

5.13 A final point is that trading hours restrictions are not consistent with recent Appeal decisions relating
to AGCs. Decisions in Waltham Forest (Ref: APP/U5930/W/22/3307485), Harrow (Ref:
APP/M5450/W/22/3310290) and Bedford (Ref: APP/K0235/W/22/3306897) have specifically allowed
for 24-hour trading without compelling evidence in support of restriction.  We note the Inspectors
comment in respect of the Bedford case which stated:

‘11. The proposed use would be open 24 hours a day, seven days a week. Consequently, this
would result in the additional movement of people in an area at times when most of the other
shops and uses in this part of the town centre are closed. Nonetheless, and irrespective of
whether or not the proposed shop front would allow surveillance of Allhallows, there is no
cogent evidence that the ACG and activity associated with this would result in the risk of any
unacceptable anti-social behaviour.’

In this context, we request that the LPA reconsider to proposal to restrict trading hours of the AGC as
proposed and allow for 24-hour trading.

5.14 The applicant has engaged with the Metropolitan Police prior to submission of this planning
application. The applicant is also a member of the WalkSafe scheme. Founded in 2020, WalkSafe gives
vulnerable people the information they need to stay as safe as possible while they’re walking alone on
UK streets. App users can plan their routes using police and community-provided data. WalkSafe also
offers hundreds of ‘safe havens’ for people seeking immediate safety while out alone . With more
than 280 venues on high streets across the UK, Admiral is perfectly positioned to serve as a major
provider of WalkSafe’s ‘safe havens’. The AGC operator will now welcome anyone who seeks safety
while walking alone. Details of the applicant’s membership of the scheme are provided at the link
below:

https://walksafe.io/blog/admiral-partners-with-walksafe-to-offer-vulnerable-people-refuges-
when-theyre-out-alone/.

By operating 24 hours a day the unit has the potential to provide a facility to improve community
safety in the area.
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6. Summary & Conclusions

6.1 This Planning and Heritage Statement has been prepared on behalf of Luxury Leisure Ltd to assist
Barnet Council in its consideration of a full application for planning permission for the change of use of
226 Station Road, Edgware. HA8 7AU from a retail / commercial unit (Class E) to an Adult Gaming
Centre (Sui Generis).

6.2 Luxury Leisure and sister company, Talarius Ltd, currently employ over 2,500 staff across over 280
AGCs in the UK and account for 22.5% of the UK’s Adult Gaming Centre Market. This application is
submitted in the context of a growth and full rebranding and refurbishment programme to develop
and consolidate the Admiral brand.

6.3 The property is currently vacant and has been unoccupied for approximately three years. No retail
tenant has been secured for the premises. The proposed change of use to an AGC would not conflict
with existing and emerging Local Plan policies and is acceptable as a matter of principle. Moreover, an
AGC use at this location would contribute to the viability and vitality of Edgware Town Centre by
increasing footfall. Survey data and evidence from other Admiral-operated AGCs indicates that they
contribute positively to other surrounding retailers through linked trips and this general conclusion
has been accepted at appeal.

6.4 The site is located in a Primary Retail Frontage which offers the most appropriate location for an AGC
which is recognised as main town centre use in the NPPF. The proposal would also provide investment
in jobs (circa 10 jobs in total being created) whilst providing a high-quality working environment with
excellent staff facilities.

6.5 The proposed development has been shown to comply with relevant existing and emerging Local Plan
and NPPF policy. Significantly, the Inspectors Interim Report required significant revisions to the
emerging Policy TOW03 which is of particular relevance to this proposal.  It will be necessary to modify
the policy in the following ways relevant to this application which are likely to support an AGC
proposal:

1. Be more flexible.
2. Delete the restrictions relating to identified uses and be positively worded identifying when

they will be permitted.
3. Delete the 400-metre rule relating to AGC proximity to a school or youth centre.

6.6 The Applicant enforces a Think 25 policy and undertakes detailed staff training to prevent usage by
under-18s. Admiral units do not serve alcohol nor do they allow the consumption of alcohol on the
premises. Amplified music is not played and, combined, these measures help to mitigate the potential
for anti-social behaviour and prevent adverse impacts on residential amenity. The proposal would not
give rise to adverse noise impacts and would comply with the relevant development plan policies in
this respect. There is no reason therefore, based on amenity grounds, not to allow Admiral to trade
24/7 in this instance in line with many of Admiral’s other existing AGC facilities across the UK.

6.7 Sustainable development would be achieved in social, economic and environmental terms in this case
and the proposal is compliant with national and local planning policy. It is submitted that in
accordance with paragraph 11 of the NPPF the application should be approved by the Local Planning
Authority.
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Appendix A - Security and Social Responsibility Statement
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Appendix B – Customer Survey
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Bradley Hall

1 Hood Street, Newcastle upon Tyne, NE1 6JQ

T: 0191 232 8080

www.bradleyhall.co.uk

info@bradleyhall.co.uk


