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Planning Statement

Falkland Road, London NW5
5th January 2012

1.
Introduction

This site comprises a disused former electricity sub-station and car park at the end of a terraced block of three storey properties facing onto Falkland Road. The site is bounded on its eastern side by the rear garden of 13 Lady Margaret Road, and these plots serve to provide the ‘gap’ between the terraces that is predominant in residential streets such as this across London. The site is located within the Kentish Town Conservation Area. 

The advice below is structured as follows:

-
Principle of proposed change to residential use

-
Site capacity

-
Housing tenure and mix

-
Transport and highways

-
Trees and landscaping

-
Residential development standards

-
Sustainability and flooding

-
Section 106 requirements

-
Conclusion and recommendations

2. 
Principle of proposed change of use to residential

Housing is the borough’s priority land use and Camden seeks to promote new residential development therefore new residential floor space on this site would be welcomed.

This site has previously been in use as a car park and any planning application for change of use will need to include assessment of the impact any parking displacement would have on street parking bays in the area. The existing parking is allocated to Camden tenants who will be relocated within existing local estate parking provision. The development of this site and removal of the spaces will not therefore have a detrimental impact on street parking in the area and a case can be made for the change of use of this site.

3. 
Site capacity

The site is located in an urban area of predominantly medium density housing and has a PTAL rating of 4(Good). However, in determining capacity it is also important to consider the specific context of the site. Key issues affecting the potential scale and layout of development include:

· The site itself is a relatively small plot adjoining two residential properties;

· There is a need to ensure that any development does not have a detrimental impact on the amenity of surrounding properties, in particular in relation to sunlight and daylight, and potential overlooking;

· The need to follow urban design principles and evident opportunities to enhance the built fabric of the area; and
· The need to respond to the character and appearance of the Kentish Town Conservation Area (see adopted conservation area appraisal Mar 2011).
Development that forms an extension to the terrace on Falkland Road would appear to be the most logical solution. However, Conservation Area guidance encourages the retention of gaps between the end of terraces and the return facades of the adjoining street. In addition to this there may be amenity issues with erecting a three storey property close to the rear boundaries of the properties fronting onto Lady Margaret Road. 

In light of the above there may only be scope for a single terraced property on this site, as a continuation of the terraces on Falkland Road, which would serve to retain the gap between the two terraces and limit the impact on neighbouring amenity by virtue of the fact that the principle elevation would look north/south and avoid any overlooking into the rear of 13 Lady Margaret Road. Any such building will have to be carefully designed to appear as an extension to an established terrace within a conservation area and the acceptability of any scheme is likely to rest on the quality of such design. Picking up on the predominant architectural features of terraces in this area, such as the form and layout of window openings, lintels and stone bandings, would aid this process.

4. 
Housing tenure and mix

Camden’s detailed approach to securing affordable housing is set out in policy DP3 of the Development Policies. Affordable housing contributions are sought on residential developments that have a capacity for 10 or more dwellings.

Given the likely scale of any development on this site, it is not envisaged that any residential development would have capacity for ten or more units; therefore a contribution towards affordable housing is unlikely to be required.

The Dwelling Size Priorities Table under Policy DP5 of the Camden Development Policies sets out Camden’s priorities in relation to dwelling sizes. For market housing, two bedroom dwellings are a very high priority, with 3 bedroom and 4+ bedrooms dwellings a medium priority, and 1 bedroom dwellings a lower priority. Any redevelopment proposals should reflect these priorities.

5. 
Transport and highways

In line with Development Policy DP18 and the Camden Planning Guidance all new residential units on this site should be designated as car free. Whilst an argument could be made regarding the existing level of car parking and associated impact on traffic levels this would normally be resisted as it could set a precedent for developers looking at other sites within the Borough. In any case all residential units should be designated as either car capped or car free, i.e. the occupants would be unable to obtain on-street parking permits from the Council. This would be secured by means of the Section 106 Agreement;

Cycle parking should be provided in line with TfL’s standards, i.e. 1 space per 1 or 2 bedroom unit and 2 spaces per 3+ bedroom units.

A Construction Management Plan may also be necessary in order to demonstrate how the transport (and other) impacts of the construction process would be managed. These are particularly helpful in circumstances where development works are being carried out in close proximity to residential properties or on sites with very narrow or restricted access. Further information can be found in section 8 of Camden Planning Guidance 6: Amenity, which can be viewed using the following link.

http://www.camden.gov.uk/ccm/content/environment/planning-and-built-environment/two/planning-policy/supplementary-planning-documents/camden-planning-guidance.en
5.
Trees and landscaping

There are established trees to the rear of 13 Lady Margaret Road and these should be retained. Any redevelopment of the site would need to take into account impact on these trees and provide mitigation measures for their protection during construction works where appropriate.

6. 
Residential development standards

In addition to issues such as daylight and sunlight and overlooking regard would need to be given to ensuring an adequate standard of accommodation for future residents in relation to outdoor amenity space and internal space standards. Indicative minimum ceiling heights and unit and room sizes are set out in section 4 of Camden Planning Guidance 2: Housing, which can be viewed using the following link:

http://camden.gov.uk/ccm/content/environment/planning-and-built-environment/two/planning-policy/supplementary-planning-documents/camden-planning-guidance.en 

It should also be noted that under LDF Development Policy DP6, all new housing should be built to Lifetime Homes standards and a minimum of 10% of new housing should either meet wheelchair housing standards, or be easily adapted to meet them.

7. 
Sustainability and flooding

Under Core Strategy policy CS13 and policy DP22 of the Camden Development Policies, development will be expected to incorporate sustainable development principles into the design and implementation of development, and will be expected as a minimum to achieve Code for Sustainable Homes level 3 (with level 4 expected from 2013). Camden would also seek to promote contributions to and the integration of local energy networks into development where possible. Where appropriate, developments would be expected to connect to existing or proposed networks. More detailed site feasibility work should assess the potential for the development to connect to and contribute towards local energy networks.

It would also need to be ensured that any development limits the amount of run off and waste water entering the combined storm water and sewer network.
8. 
Section 106 requirements

Given the size of the site and the potential scale of development the scale of contributions to be made via a Section 106 agreement are not likely to be onerous. In particular, contributions towards community facilities and education are not required on schemes of less than five units. Useful information on Camden’s approach to planning obligations is provided in Camden Planning Guidance 8: Planning Obligations. The amount that would be required through financial contributions would be subject to a detailed assessment of impact and could cover a wide range of issues, but could be expected to include:

· A highways contribution to mitigate any impacts and to allow any works required in association with any development (the amount to be paid would be subject to a detailed survey);

· Open space provision, if adequate space cannot be provided on-site then contributions of £817 per 1 bed unit; £1,304 per 2 bed unit; £2,317 per 3 bed unit; and £2,642 per 4 bedroom home would be required.

Key non-financial items that could be sought via a Section 106 agreement could include:

· Sustainable design and construction measures and decentralised energy networks;

· Car free or car capped housing;

· Construction Management Plan;

· Servicing management plan.

9. Conclusion and recommendations

The priority for any redevelopment of this site would be to secure new residential floor space. The most logical solution would be to create an extension to the existing terrace on Falkland Road. This extension would need to respond to the design of the existing terrace and the character of the Kentish Town Conservation Area to create a building that fits in with the established built form in the area. Any redevelopment would have to be carefully designed to minimise impact on neighbouring properties in terms of loss of daylight and sunlight, privacy and additional overlooking, in particular to 13 Lady Margaret Road. The design of any new building would also need to protect and enhance the character and appearance of the Kentish Town Conservation Area, and the acceptability of any scheme is likely to rest on the quality of such design.

