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our ref:
Q30150
your ref:
2012/6338/P
email:
sarah.price@quod.com

date:
11 February 2013
Jonathan Markwell
Senior Planning Officer

London Borough of Camden

Regeneration and Planning

Culture and Environment

6th Floor

Town Hall Extension (Development Management)

Argyle Street

London 

WC1H 8ND

Dear Jonathan,
PLANNING APPLICATION 2012/6338/P: REDEVELOPMENT OF BACTON LOW RISE ESTATE, GOSPEL OAK DISTRICT HOUSING OFFICE AND VICAR'S ROAD WORKSHOPS FOLLOWING THE DEMOLITION OF ALL EXISTING BUILDINGS (99 CLASS C3 RESIDENTIAL UNITS NOS. 121-219 BACTON LOW RISE; CLASS B1 OFFICES AT 115 WELLESLEY ROAD; CLASS B1 WORKSHOPS AT 2-16 VICAR'S ROAD), TO PROVIDE WITHIN BUILDINGS RANGING FROM 2-8 STOREYS IN HEIGHT A TOTAL OF 290 CLASS C3 RESIDENTIAL UNITS, COMPRISING 170 MARKET, 10 INTERMEDIATE AND 104 SOCIAL RENT UNITS, 3 EMPLOYMENT UNITS (CLASS B1), NEW AND ALTERED PUBLIC REALM, LANDSCAPING, VEHICULAR AND PEDESTRIAN LINKS/ACCESSES, VEHICULAR AND CYCLE PARKING, BIN STORAGE AND ASSOCIATED WORKS.
Thank you for your emails of the 14th December and 21st December 2012, and 9th January, 10th January, 25th January and 1st February 2013.  I am writing to respond to the issues raised in these emails, as well as the additional points raised in our post-application meeting with yourself, Frances Wheat and other relevant officers on 14th January 2013.

The information provided in your emails sets out internal consultation responses in relation to a number of matters and therefore this letter aims to deal with the most substantive issues.  We are responding to the GLA’s Stage 1 report separately (and will provide you with a copy) although we were pleased to note that they were generally very supportive of the proposals, subject to clarification on a number of minor issues.

Since our meeting, we have also had the opportunity to meet with a number of local residents, in addition to the extensive public consultation exercise already carried out before the application was submitted and wish to make minor changes to the application to respond to the issues discussed. 

The following sections detail the changes we are making to the submitted plans and then address comments raised by topic area.  For clarity, a schedule of amended planning drawings and of planning documents which are being amended or supplemented is provided at the end of this letter.
a) Proposed Changes to the Scheme 

As a result of comments made by both consultees and local residents, the applicant wishes to make a number of amendments to the application, which are listed at the end of this letter for completeness.  The changes are considered to be minor in the context of the scheme as a whole, but make important improvements to address Officer and resident comments.  Following the schedule of changes, we set out a brief discussion on the reason for those changes.
Changes to improve relationship of 20 Vicars Road and existing street trees with Block B2

We met with the residents of 20 Vicars Road to discuss their concerns about the height and siting of Block B2 (the pair of 3 bedroom townhouses on Vicars Road) in relation to the impact on daylight and sunlight to their garden.  Whilst it is noted that there is no specific requirement to maintain daylight and sunlight levels of existing gardens, relatively minor amendments can be made to the scheme to improve this.  In addition, residents of 20 Vicars Road expressed concerns about potential overlooking from windows in side elevation of the new pair of houses.  

In addition, the Tree Officer asked us to consider whether the relationship of this block to the existing trees on Vicars Road could be improved.

In order to address these concerns, we are proposing that the houses in Block B2 be reduced in size so that they are further back from Vicars Road, but slightly wider.  In addition, the height of Block B2 will be reduced by 1 storey so that these units are now 2.5 storey (rather than 3 storey with a roof terrace as previously proposed).  It is proposed that the amenity space for these units will now be in the form of smaller inset roof terraces at 3rd floor level, with planters and screening.  This arrangement allows the retention of all 4 trees on Vicars Road whilst also addressing the concerns of number 20 Vicars Road.
Access to the DHO Site
In response to officer comments, expressed at the meeting on the 14th January, it is proposed to insert an additional secure access route to the west of the DHO site off the northern part of Wellesley Road. This route would be a secure, glazed, link between the public street and the communal courtyard, through the ground floor level of Block A on Wellesley Road. . This change has necessitated the relocation of the Block A substation to the proposed parking area, which is located between Bacton High Rise and the existing Bacton Low Rise development.
Design of the Proposed East-West Link – ‘The Street’
It is proposed that the detailed landscaping design is the subject of a condition, as set out in your email.  However, we have also made some changes to the indicative landscape plans, in order to reassure Officers on the intent of the landscape strategy.  Minor amendments have been made to the proposed design of the Street to incorporate additional soft landscaping measures, such as raised planter beds, which can also potentially serve as informal seating.  These changes are shown on the revised landscape plans and detailed in the revised Landscape Proposals Report. Further information is also provided on the landscape plans regarding the gradients used in the landscaping proposals, as requested by Officers. 
Lifetime Homes and Wheelchair Accessible Units
In response to comments on the planning application made by Officers, several very minor changes have been made to the internal layouts of some of the units within the scheme to ensure that they fully comply with Camden and GLA best practice guidance on implementing the above standards. Although all unit layouts on the formal application plans are indicative only, substitute unit layout plans have been provided to demonstrate that these plans are consistent with the revised unit layouts proposed. These are detailed in the schedule of application plans at the end of this letter.
b) Nature Conservation/Parks and Open Spaces/Trees and Landscape/Accessibility of Landscaping
A number of comments have been made by Officers requesting clarification and further details in relation to the overarching landscaping strategy, the provision and design of open space within the scheme, the protection of existing and provision of new trees, nature conservation matters, and the accessibility of landscaping. 
As mentioned above, some of these comments are reflected in minor amendments to the design of the Street. The remainder of the comments are dealt with in the following revised/additional information which is enclosed:

· replacement Landscape Strategy (containing a schedule of changes to the document) which deals with the further information and clarifications requested by the Parks and Open Spaces Team at Camden; 
· replacement Ecological Extended Phase 1 Habitat & Protected Species Survey and replacement Bat Survey Report which deals with the further information and clarifications requested by the nature conservation officer;
· the addendum to the Bacton Low Rise, Tree Survey, Implications Assessment & Constraints Report which deals with the further information and clarifications requested by the tree officer; and
· the new tree planting plan. 
It is proposed that the detailed landscape design be subject to a condition, but the above information demonstrates how Officers’ comments have been addressed in the overarching strategy.
c) Noise and Vibration

In response to the query that was raised on the Noise and Vibration Report, I can confirm that freight trains passed during the unattended vibration measurements at point V1 and during the attended and unattended vibration measurements at point V2.  Four freight trains passed during the 24-hour noise measurements.  Accordingly, the measurements provided in table 4.3 captured a representative sample of freight train movements, both during the noise and vibration surveys.
There are also a number of suggested conditions, some of which go beyond what we consider is necessary and reasonable.  We will respond separately on conditions once we have the draft schedule, which is anticipated in the PPA in the week following the 8th February.
d) Air Quality

Whilst officer comments on the application confirmed that the development is unlikely to be detrimental to local air quality, because the site is within a residential area, a dust monitoring plan has been agreed with sustainability officers at the Council, and will be secured by planning condition.  
e) Contaminated Land

I understand from the comments you have received from officers that the site investigation report submitted with the application is considered to be satisfactory, and that a number of planning conditions are proposed to be applied to the scheme. I can confirm that these proposed conditions, set out in your email of 21st December 2012 are acceptable.
f) BIA
In terms of the screening questions for the Basement Impact Assessment, further information will be provided to Officers to substantiate the answers that were provided in the report, as requested. This additional written justification will not change the screening answers. It is considered that the consultant that has carried out the assessment is appropriately qualified to undertake the work, and his CV has been submitted to Council under separate cover in support of this. 
g) Energy Strategy

I note that the Council is satisfied with the proposed energy report and strategy.  We are responding separately to the GLA on the issues that they have raised and will copy you into the response.
h) Shadow S106 obligations
We note that the PPA set out an anticipated date of the 18th January 2013 for the Council’s initial response to the proposed Heads of Terms (HoT).  We are still awaiting this; however, you have raised comments on some of the proposed HoT, which I will respond to below:

· Community facilities – we have provided further detail on the basis of the calculation to Adam Demosthenous.  Please note that there was a minor error in the calculation (it was based on an earlier unit mix) and the proposed contribution should be £304,960 (taking into account the £40,000 for works to the TRA Hall).
· Education – guidance was provided by the Council in advance of the application being submitted in a form of a note.  This was based on an earlier scheme, which was larger and proposed an additional 219 units.  The note clearly stated that “Secondary places planning takes account of provision across the borough as a whole and, with the introduction of the new UCL academy (Sept 2012) and existing provision, it is expected that there will be enough provision for secondary places until at least the end of the decade.”  Accordingly, a contribution was only requested for primary places.    Whilst we accept that this advice was not binding, we would welcome justification for this change in position.  As the scheme is already marginal, any increase in education contributions would be likely to reduce contributions elsewhere.

· The conditions requested by economic development all appear reasonable and we would be happy to accept these, with the exception of the commitment to deliver ‘at least 1 end user apprenticeship’, since the Council already has an area-wide approach to employing facilities management personnel.
i) Transport

We note that John Duffy has raised a number of comments in relation to transport, which have been provided directly to PBA.  We are concerned that a number of these contradict matters agreed with Zoe Trower, Mr. Duffy’s predecessor.  Accordingly, PBA are liaising directly with Mr. Duffy to seek to resolve these matters.  It is not anticipated that these will result in any changes to the submitted plans, beyond the following minor points which will be reflected as part of the landscaping conditions:
· The existing three motorcycle parking spaces adjacent to the DHO office will be retained, and will now form part of the proposed scheme.

· The turning area for service vehicles accessing Haverstock Road has been revised in accordance with comments received by Mr. Duffy, involving the provision of a turning head in the area between Bacton High Rise and Bacton Low Rise. This treatment will also prevent Haverstock Road and Wellesley Road joining as one at this point, which was another comment received by Mr. Duffy. 
It is anticipated that other matters raised in Mr. Duffy’s response such as the design of cycle parking within the scheme, and the refurbishment of the relevant parts of the Weedington Road garages, will be dealt with by planning condition, and this will discussed as part of our formal liaison on planning conditions and obligations.

The comments provided below in response to Transport for London are also relevant to the internal Camden consultation on transport matters.

j) Daylight and Sunlight

GVA have now carried out surveyed measurements for 20 and 24 Vicar’s Road and have provided a Second Daylight and Sunlight Addendum report accordingly, which sets out the revised analysis and results.  Overall, the daylight and sunlight received by properties in the vicinity of the application site is acceptable on the basis of the tests in the BRE guidelines.
In terms of the scheme’s impact on the Grade I listed church, the development proposals are resulting in a significant improvement on the setting of the listed building through the replacement of the Bacton Low Rise estate with a very high quality development, the central component of which is an attractive public space which is centred on the church.  It is noted that the GLA do not consider that there would be any harm to the setting of the church.  Notwithstanding this, we have carried out an assessment of the daylight and sunlight impacts on the church.  There are no scientific test for measuring sunlight within the building itself, although our consultants have adapted the overshadowing analysis in their software to carry out the necessary analysis. This has shown that whilst there will be a loss of sunlight to the western end of the aisle on the Spring Equinox, the amount of sunlight received at the eastern end of the aisle, including the Altar, will remain unchanged.  The corresponding results for the Summer Solstice show that there will be no loss of direct sunlight at all along the full length of the aisle.
The Second Daylight and Sunlight Addendum also deals with the overshadowing of the proposed new courtyards within the scheme in phase 2 and phase 3.

k) Waste

It is noted that the detailed waste strategy will be subject to a condition, however we have considered the comments raised by Environmental Health insofar as they affect the proposed plans. Information on the general points raised in internal Camden consultation has already been provided under separate cover, and in regards to the responsibility for servicing the bulk storage collection facility, we can respond as follows.
The bulk storage collection facility based in the lower ground floor area of block E will be operational in year 2016/17. During this time the council will be preparing a specification for a new waste collection service contract which can include the need to collect bulk refuse via a service lift. This detail will also be included in the Facilities Management contract for managing the leasehold blocks in the scheme. In both these scenarios there will be personnel suitably trained and competent to deal with retrieving bulk storage from the lower ground location
l) Employment Strategy

It was requested in the meeting with Officers on the 14th January that the report by Lambert Smith Hampton be provided in support of the demand for the refurbished employment floorspace at Burmarsh Workshops and the comments on the employment strategy in the Planning Statement. It was agreed that this report would be provided on a confidential basis due to it containing sensitive commercial information, and so it will be submitted under separate cover.  
m) Construction Management Plan

Further commentary was requested at this stage with regards to how the construction process would relate to St. Martin’s Church, although you have acknowledged the detail of this will be secured via planning conditions. We are able to provide further details as follows.
The current expectation, based on the most appropriate routes for construction traffic, would be that vehicles would enter the District Housing Office site at the east end of Vicar’s Road and the Bacton Low Rise blocks directly off Haverstock Road.  The proposed structures are to be supported on piles. These are likely to be continuous flight augured piles, passing through the fill, gravels and into the clay. The method of installation for this type of piles tends not produce any significant vibration. The superstructure is likely to be a concrete frame. Again it is envisaged that the plant and method of construction should not produce significant vibration as they are constructed using a crane (either mobile or tower).

We would suggest that a condition survey/schedule of defects on the Church should be carried out before works commence. This would probably include a full photographic record of elevations and any defects. Monitoring points could then be set up and monitored before, during and after the works to assess any impact of the structure to the church. These approaches will be further refined following the appointment of a contractor.
n) Privacy

In response to concerns raised by Officers on ‘pinch points’ within the scheme that were raised in the meeting on the 14th January and the potential impact on resident’s privacy, it is proposed that the fenestration treatment of the affected windows are dealt with via planning condition, as part of our proposed discussions on this matter. Appropriate solutions for each circumstance will be proposed by the scheme architects, and will involve either opaque or semi-opaque glazing, or the use of louvers. 

In addition, the revised application plans show that the proposed balcony has been stepped back on second floor of Block B1 on the east side as agreed at the meeting on the 14th January.
o) Other Representations by Statutory Consultees

In terms of representations on the application that we have received from statutory consultees, we have agreed the following approach to the issues they have raised on the application.  
Environment Agency

The Environment Agency has confirmed that they have no objections to the application, subject to the imposition of a proposed condition set out in their letter of 17th January. I can confirm that the proposed condition is acceptable.
Network Rail

Network Rail has confirmed that they have no objections to the application, subject to the imposition of proposed conditions as set out in their email of 17th December. It has subsequently been agreed at a meeting between Network Rail and EC Harris on 16th January that in the proposed condition regarding the demolition of buildings or other structures ‘near’ to the operational railway, the word ‘near’ is to be replaced with ‘within 10 metres’. The other planning conditions are acceptable.
Transport for London
Transport for London (TfL) has raised a number of points on the application in their letter of the 19 December. These are dealt with below.

TfL has confirmed in their email of 22nd January that, further to the additional clarification provide by the applicant, the trip generation methodology used in the Transport Assessment is acceptable.
In terms of TfL’s comments on the potential pedestrian improvements to links 34, 12 and 16 to St. Dominic’s School, Church and bus stop, TfL have confirmed in their email of 22nd January that the additional information requested has provided the clarification required, and that consequently no changes are required to the application proposals.

In response to TfL’s comments on Legible London signage, it is proposed to provide some signage within the scheme (either finger posts or monoliths), with the exact specification of the signage to be agreed with TfL and Camden Council. 

In terms of the allocation of parking permits, it can be confirmed that existing tenants of the estate who hold on-street parking permits and who will take up residency in the proposed development will retain their permits. However should these residents leave the development or no longer require their permit, they will be relinquished and will not be made available to other residents. It is anticipated that this can be managed through a clause in the Section 106 agreement. 

TfL sought an increase in the provision of electric vehicle charging points for the development. It can be confirmed that three additional active charging points, and three additional passive charging points are to be provided for the on-site parking bays in order to meet London Plan standards. In addition, 11 active and 11 passive charging points are to be provided within the parking provision in Weedington Road garages. TfL have confirmed that they are satisfied that this level of provision is in accordance with policy requirements. 
Further to your email of the 1st February, we welcome the meeting to discuss planning conditions and Heads of Terms in further detail and look forward to receiving drafts of both in advance of this.
Please let me know if you would like any further information on the above, or wish to discuss any aspects of our planning application further. 

Yours sincerely,

Sarah Price

Director
SCHEDULE OF CHANGES TO APPLICATION PLANS

	Plan Title and Scale
	Original Application Plan Drawing Number, Revision and Date
	Proposed Revised Application Plan Drawing Number, Revision and Date

	DHO Site

	DHO Site Proposed Ground Floor Plan (1:200 at A0)
	202_A_P_DHO_100_00 (23/11/2012)
	202_A_P_DHO_100_00 (08/02/2013, Rev 01)

	DHO Site Proposed First Floor Plan (1:200 at A0)
	202_A_P_DHO_100_01 (23/11/2012)
	202_A_P_DHO_100_01 (08/02/2013, Rev 01)

	DHO Site Proposed Second Floor Plan (1:200 at A0)
	202_A_P_DHO_100_02 (23/11/2012)
	202_A_P_DHO_100_02 (08/02/2013, Rev 01)

	DHO Site Proposed Third Floor Plan (1:200 at A0)
	202_A_P_DHO_100_03 (23/11/2012)
	202_A_P_DHO_100_03 (08/02/2013, Rev 01)

	DHO Site Proposed Fourth Floor Plan (1:200 at A0)
	202_A_P_DHO_100_04 (23/11/2012)
	202_A_P_DHO_100_04 (08/02/2013, Rev 01)

	DHO Site Proposed Fifth Floor Plan (1:200 at A0)
	202_A_P_DHO_100_05 (23/11/2012)
	202_A_P_DHO_100_05 (08/02/2013, Rev 01)

	DHO Site Proposed Sixth Floor Plan (1:200 at A0)
	202_A_P_DHO_100_06 (23/11/2012)
	202_A_P_DHO_100_06 (08/02/2013, Rev 01)

	DHO Site Proposed Seventh Floor Plan (1:200 at A0)
	202_A_P_DHO_100_07 (23/11/2012)
	202_A_P_DHO_100_07 (08/02/2013, Rev 01)

	DHO Site Proposed Roof Plan (1:200 at A0)
	202_A_P_DHO_100_08 (23/11/2012)
	202_A_P_DHO_100_08 (08/02/2013, Rev 01)

	DHO Site: Unit Type 001 (1:100 at A3)
	202_A_P_DHO_110_001 (23/11/2012)
	202_A_P_DHO_110_001 (08/02/2012, Rev 01)

	DHO Site: Unit Type 010 (1:100 at A3)
	202_A_P_DHO_110_010 (23/11/2012)
	202_A_P_DHO_110_010 (08/02/2012, Rev 02)

	DHO Site: Unit Type 013 (1:100 at A3)
	202_A_P_DHO_110_013 (23/11/2012)
	202_A_P_DHO_110_013 (08/02/2012, Rev 02)

	DHO Site: Unit Type 015 (1:100 at A3)
	202_A_P_DHO_110_015 (23/11/2012)
	202_A_P_DHO_110_015 (08/02/2012, Rev 02)

	DHO Site: Unit Type 019 (1:100 at A3)
	202_A_P_DHO_110_019 (23/11/2012)
	202_A_P_DHO_110_019 (08/02/2012, Rev 01)

	DHO Site Proposed Section A-A B-B (1:200 at A1)
	202_A_P_DHO_200_01 (23/11/2012)
	202_A_P_DHO_200_01 (11/02/2012, Rev 01)

	DHO Site Proposed Section C-C (1:200 at A1)
	202_A_P_DHO_200_02 (23/11/2012)
	202_A_P_DHO_200_02 (11/02/2012, Rev 01)

	DHO Site Proposed Section D-D E-E (1:200 at A1)
	202_A_P_DHO_200_03 (23/11/2012)
	202_A_P_DHO_200_03 (11/02/2012, Rev 01)

	DHO Site Proposed Block A Elevation (1:200 at A1)
	202_A_P_DHO_300_00 (23/11/2012)
	202_A_P_DHO_300_00 (11/02/2012, Rev 01)

	DHO Site Proposed Block B2 Elevation (1:200 at A1)
	202_A_P_DHO_300_02 (23/11/2012)
	202_A_P_DHO_300_02 (11/02/2012, Rev 01)

	Bacton Low Rise Site

	BLR Site Proposed Ground Floor Plan  (1:200 at A0)
	202_A_P_BLR_100_00 (23/11/2012)
	202_A_P_BLR_100_00 (08/02/2012, Rev 01)

	BLR Site: Unit Type 033 (1:100 at A3)
	202_A_P_BLR_110_033 (23/11/2012)
	202_A_P_BLR_110_033 (08/02/2012, Rev 01)

	BLR Site: Unit Type 051 (1:100 at A3)
	202_A_P_BLR_110_051 (23/11/2012)
	202_A_P_BLR_110_051 (08/02/2012, Rev 01)


SCHEDULE OF CHANGES TO APPLICATION DOCUMENTS
	Current Application Document Reference
	Superseded Application Document Reference or Further Information

	Ecological Extended Phase 1 Habitat & Protected Species Survey November 2012
	Ecological Extended Phase 1 Habitat & Protected Species Survey January 2013

	Bat Survey Report November 2012
	Bat Survey Report January 2013

	Tree Survey, Implications Assessment & Constraints Report November 2012
	Addendum to original report – ‘Impact Assessment and Tree Removal – Addendum’

	Landscape Proposals Report November 2012
	Landscape Proposals Report Revision A (08/02/2013)

	Landscape Proposals Sheet 1 of 2 LL439_C_SP_001 Rev G
	Landscape Proposals LL439_C_SP_001 Rev J (1:200 at A1)

	Landscape Proposals Sheet 2 of 2 LL439_C_SP_002 Rev G
	Landscape Proposals LL439_C_SP_002 Rev K (1:200 at A0)

	(Not applicable, new plan)
	Planting Proposals Sheet 1 of 2 LL439_C_SP_003 Rev D (1:200 at A1)

	(Not applicable, new plan)
	Planting Proposals Sheet 2 of 2 LL439_C_SP_004 Rev B (1:200 at A1)

	(Not applicable, new plan)
	Trees Removed and Retained LL439_C_SP_009 (No revision, 11/02/2013) (1:500 at A1)

	(Not applicable, new report)
	Second Addendum Daylight and Sunlight Report February 2013

	(Not applicable, new report)
	Lambert Smith Hampton, Burmarsh Workshops, Marsden Street: Marketing Advice, 30 October 2012 (provided under separate cover on a confidential basis)



