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Review of the developer’s Health Impact Assessment

Mount Pleasant (Calthorpe Street and Phoenix Place) Planning Application 
Introduction

The proposed Royal Mail Farringdon planning application relates to a major “hybrid” development of 681 residential units, 7,160m2 commercial and retail space, and 17,237m2 of other space, including 6,944m2 public spaces. This is expected to be constructed over a period of time from mid-2014 up to 2020. The development has significant scope to impact, positively and negatively, on health and wellbeing in the local area.

The developers have submitted a Health Impact Assessment to both Camden and Islington Council, covering both Phoenix Place and Calthorpe Street. 
Summary of recommendations

· Recommendation 1: that the Councils and Developers negotiate an increased proportion of affordable housing towards the targets in the London Plan, and Camden and Islington Core Strategies.

· Recommendation 2: That adequate shading / ventilation is provided to ensure that residents of single aspect residential units are able to be kept cooler during periods of hot weather.
· Recommendation 3: There should be early engagement with the local NHS, particularly Camden and Islington Clinical Commissioning Groups.
· Recommendation 4: That the HUDU S106 model is used to calculate contributions towards all potential health needs of an increased population arising from the development, and agreed with the Clinical Commissioning Groups in both boroughs. 

· Recommendation 5: The developer should incorporate clear signage to public transport, cycle routes, local facilities and open spaces to encourage walking, and cycling.

· Recommendation 6: that an outdoor gym is included in the development. 

· Recommendation 7: that any potential vibration from the Metropolitan Line and Thameslink tunnels are assessed, and that any issues that may arise are addressed.

· Recommendation 8: The provision of a public toilet on site is encouraged.
· Recommendation 9: that the Developer works with both Camden and Islington Councils to ensure that opportunities for skills development and employment are available to local people.

· Recommendation 10: that the Developer, contractors, and subcontractors commit to the London Living Wage as a minimum for all those working on the development.
Housing

Overall, affordable housing options (social rented and market owned) account for 19.4% of the development on a housing unit basis, although there is a greater number of larger units in the intermediate and social rented categories. This is below the strategic London-wide target for 50% of all housing provision to be affordable (as stated in the London Plan), Camden’s Core Strategy policy CS6F and Islington’s Core Strategy policy CS12F. This is a particularly important policy given that both Camden and Islington experience higher levels of child poverty compared to England 

Recommendation 1: that the Councils and Developers negotiate an increased proportion of affordable housing towards the targets in the London Plan, and Camden and Islington Core Strategies.

The planned housing quality will meet the structural requirements of the Decent Homes Standard, with additional sustainability and environmental features. However, where residential units are single aspect, adequate shade and ventilation during periods of hot weather will be required.

Recommendation 2: That adequate shading / ventilation is provided to ensure that residents of single aspect residential units are able to be kept cooler during periods of hot weather.

Access to public services

A section on access to public services is included in the application’s associated Health Impact Assessment which includes General Practitioners, dentists, acute (hospital) services. However, the potential effect on community services (e.g. district nursing, health visiting), mental health services, opticians, and ambulance services is not included.

The projected number of inhabitants is calculated in the health impact assessment, although there appears to be an error in the calculation as it appears to estimate that one resident will occupy 33 social/intermediate one bed units. Calculations of list sizes for GPs appear to be based on the number of GPs, rather than the whole time equivalent. The latter would reflect GP workload more accurately. Taking Islington as an example, data from Islington Clinical Commissioning group shows that there are 110.5 whole-time equivalent GPs in Islington, considerably fewer than the 158 stated in the Developer’s Health Impact Assessment. According to Open Exeter, a database of all patients registered with an NHS GP in England and Wales, the number of registered patients in April 2013 was 230,000. This gives an average list size of 2,082 per whole time equivalent GP, which is higher than 1,851 average list size per GP quoted in the HIA. Using the figure for increased population of 1,202 quoted in the developers HIA, this is equivalent to 0.58wte GP (together with other primary care resources such as practice nursing) linked to the increased population. The higher list size per wte GP calculated using local CCG data suggests that there is less scope for the increased population to be absorbed into existing GP lists. 

Recommendation 3: There should be early engagement with the local NHS, particularly Camden and Islington Clinical Commissioning groups.

It should also be noted that an increased population is likely to have an impact across all health services, and not only GP and acute (hospital bed) services, and the most robust tool for calculating this impact is the HUDU S106 model.

The Health Impact Assessment states that if existing residents of the local area become residents of the new development, the impact of services would be lower. However, as the total housing stock increases, so does the population and hence the impact on services. Put another way, if an existing resident of the local area moves to the new development, their former home will become occupied by someone else. 

The overall impact is considerable. The Clinical Commissioning groups in each borough will be best placed to develop plans to use S106 contributions to increase access to health services. This appears to be consistent with the Health Impact Assessment’s proposed mitigation on this point.

Recommendation 4: That the HUDU S106 model is used to calculate contributions towards all potential health needs of an increased population arising from the development, and agreed with the Clinical Commissioning Groups in both boroughs. 

The health impact assessment has analysed the provision of primary and secondary schools within reasonable distance of the development, and calculates that there are sufficient places for the increased population. It would be reasonable to agree this conclusion with Children’s Services in each borough. 

All units will meet the Lifetime Homes Criteria and that 10% of the units will be wheelchair accessible.

Opportunities for Physical Activity

The development makes provision for residents’ cycle parking, and opens up pedestrian routes across the sites, both of which provide opportunities to increase physical activity. The provision of good signage indicating cycle routes and walking distances to key centres, such as King’s Cross, Angel and Farringdon, would further promote physical activity.

Recommendation 5: The developer should incorporate clear signage to public transport, cycle routes, local facilities and open spaces to encourage walking, and cycling.
With childhood obesity a priority in both Camden and Islington, good quality play that encourages physical activity is important. The planning application for the development includes a play strategy that has considered the requirements of a range of ages for both sites in the development.

The planning application has not considered the inclusion of an outdoor gym as part of its provision to increase opportunities for physical activity among adults.

Recommendation 6: that an outdoor gym is included in the development. 

Opportunities to negotiate introductory and/or discounted gym access/membership for residents with leisure centres and gym providers could be explored as a way of increasing opportunities and might enhance the marketing of residential units.
Air quality, Noise and Neighbourhood Amenity

The proposal has recognised that mitigation measures to control excessive noise and poor air quality arising from construction will be required, through the requirement for the principal contractor to prepare site-specific Construction and Environmental Management Plans in accordance with each Council’s requirements.

The Design and Access Statement (Vol. 1) shows the proximity of the Metropolitan Line tunnels to the site, although it is not clear how close the Thameslink rail tunnels are. A noise survey shows that noise levels at the site are determined by traffic on Farringdon Road. The Design and Access Statement discusses acoustic constraints relating to building over the sorting office service yard, and vibration from the Royal Mail vehicle access tunnel that are required to be addressed in the development. It is not immediately obvious whether vibration from the Metropolitan Line Thameslink tunnels have been assessed.

Recommendation 7: that any potential vibration from the Metropolitan Line and Thameslink tunnels are assessed, and that any issues that may arise are addressed.

Accessibility and transport

The site has good public transport accessibility, with Farringdon Station some 900m away and King’s Cross 1,300m away. Angel, Chancery Lane, Holborn and Russell Square underground stations are within walk of around 10 minutes. There are five bus routes that serve the area around the development, linking it with Central London and the City, Angel, Farringdon, Finsbury Park, Kings Cross and onwards to other destinations. The site is well served by cycle routes, and residents’ cycle parking will be provided in the development.

The provision of public toilets is a vital public service, helping to improve the quality of life particularly certain groups, such as the elderly or those with certain health conditions. Public toilets can improve footfall in an area, which can help to support local businesses.

Recommendation 8: The provision of a public toilet on site is encouraged.

There are no obvious barriers to accessibility relating to the public spaces detailed in the development.
Crime reduction and community safety

The proposed development will provide natural surveillance around the site, which will help to prevent crime and disorder.

The landscaping and planting of public open spaces should avoid creating hidden areas that may encourage alcohol or substance misuse. Public and open spaces should also be designed such that groups of people drinking alcohol outdoors, for example of public seating, are discouraged.

It is recognised that the developer has no control over the tenants of retail space. However, it should be noted that the Calthorpe Street site is with the Clerkenwell Cumulative Impact Area under the Licensing Policy 2013-2017. This created a rebuttable presumption that where representations for the sale of alcohol are received, applications will normally be refused unless the applicant can demonstrate that there will be no adverse cumulative impact on the licensing objectives.

Access to healthy food.

There is access to local shops within a short distance to the site, although the provision of healthy foods was not assessed. The development proposes the inclusion of retail units, although no measures to enhance access to healthy food are included, for example affordable rents/leases for businesses selling healthy foods.

Access to work

The scheme’s Health Impact Assessment estimates that the development would create up to 312 jobs in the retail, community and office floorspace, and up to 743 temporary construction jobs. However, no specific measures have been put in place to ensure that local residents will be employed by the development. Camden Council has an Economic Development Team and the Camden Apprenticeships scheme, and Islington Council has a Business Employment Support Team, which work with businesses and local communities to recruit locally, benefiting business and improving the employment prospects of local residents. 
Recommendation 9: that the Developer works with both Camden and Islington Councils to ensure that opportunities for skills development and employment are available to local people.

It’s important for individuals, families and society that, by working, people can earn a living Islington Council is committed to paying a London Living Wage to all of its employees, and to encourage other employers in Islington to do the same. The Living Wage is also good for employers: it means higher staff morale, improved rates of retention, lower rates of sickness and absence, and reputational gain.

Recommendation 10: that the Developer, contractors, and subcontractors commit to the London Living Wage as a minimum for all those working on the development.
Social cohesion and social capital

The proposal offers opportunities for social cohesion, particularly in public squares and play areas, and open space accessible by residents only. The potential for crime and anti-social behaviour in public areas should be minimized (see above).
Resource minimisation.

Resource minimisation has been addressed in a number of documents, including the Energy Statements and Environment Statements for each of the two sites.

Climate change

The Forum development proposes a range of measures to mitigate the impact of

climate change, for example a living roof. However, it is not clear whether other measures to reduce solar gain, for example high reflectance of building materials and adequate shading over windows, have been explored. 
Other potential impacts of climate change, for example flood risk, have been addressed in the planning documents. Comments on these are required from the Sustainability Officer.

Conclusion

The Mount Pleasant development offers the potential to contribute positively to health and wellbeing in the local area. In order to maximise health and wellbeing, the developers, future tenants/leaseholders, and Camden and Islington Councils should work collaboratively.
The construction phase is expected to take place over five years, thus has the potential to significantly impact existing residents. The proposal recognises that mitigation measures to control excessive noise and poor air quality arising from construction will be required. This will require monitoring, and the appointment of a community liaison co-ordinator with the authority to resolve any issues that arise would be a distinct advantage.
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� Health and Public Services Committee. Public toilets in London Update report. London Assembly, 2011. � HYPERLINK "http://www.london.gov.uk/moderngov/documents/s4497/Public%20Toilets%20-%20Appendix%201%20-%20draft%20repo.pdf" �http://www.london.gov.uk/moderngov/documents/s4497/Public%20Toilets%20-%20Appendix%201%20-%20draft%20repo.pdf� 
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