ADDENDUM TO ITEM 7 APPLICATION NO 1 DEVELOPMENT CONTROL COMMITTEE, 13th June 2013
APPLICATION REF:  2013/1014/P
ADDRESS: 
   Tybalds Estate

   New North Street


   London 


   WC1N



The following additions and items of clarification are required to address certain matters:
1. REPORT ASSESSMENT
1.1 Further to Para. 2.5, it should be noted that the detail of the shadow S106 legal agreement associated with the Parker House application (ref: 2012/6132/P) is being prepared and once concluded then planning permission will formally be granted. The Secretary of State has confirmed they will not be calling the application in for consideration.
1.2 Para. 3.1 of the report should be amended to remove the phrase ‘works to listed buildings’ as these properties lie along Dombey Street, which is outside of the site boundary.
1.3 It is necessary to clarify that some of the existing residential blocks within Estate (i.e. Boswell House / Boswell Court), providing both private and social housing, have been omitted from the red line on the site location plan as no works are proposed to these blocks. Nevertheless, the assessment of the development proposals considers the potential impact on the amenity of the occupiers of all neighbouring buildings.
1.4 Para. 6.12 states mortgageability as a reason why Tybalds is better suited towards the provision of affordable housing units as compared with Parker Street. As background information to this point, the applicant has provided the following statement: ‘Mortgage lenders often have concerns with lending money for mortgages in ex-Council blocks or concrete framed blocks over 7 storeys high.   Many of the new homes at Tybalds (e.g. the overbuilds, underbuilds and side extensions) although are proposed to be built to a high quality, they will be termed as non-standard construction (brick/block and tile) and therefore this is likely to restrict the range and type of mortgages that are likely to be available to applicants’.

  
1.5 In publishing the committee agenda, the formatting of both tables 1 and 2 on P37/38 is not clear and has thus been reproduced. There were also minor discrepancies in unit totals in Table 1. The affordable housing section of the report has also been updated and is set out below in full:
-------------------------------------------------------------------------------------------------------
Affordable Housing
6.11
Policies CS6 and DP3 require all residential developments with a capacity to provide 10 units or more (or 1,000 sqm GEA or more) to make a contribution to affordable housing.  Policy DP3 expects the affordable housing contribution to be made on site, but where it cannot practically be achieved on site the Council may accept off site affordable housing or exceptionally a payment in lieu.  Policy DP3 states that the Council will negotiate the development of individual sites to seek the maximum reasonable amount of affordable housing on the basis of an affordable housing target of 50% of the total addition to housing floorspace. There is also a requirement for affordable housing to be 60% social rented housing and 40% intermediate housing.

6.12
As detailed above, planning permission was granted at Parker House subject to this proposal providing 2,913sqm of affordable housing with over 60% to be social rented floorspace. The view from the applicant was that the development opportunities at Tybalds were better suited towards the provision of affordable housing units due to reasons of mortgageability. As well as providing for the Parker House site, the development proposals at Tybalds needs to accommodate a policy compliant affordable housing delivery.
6.13
Table 1 below provides a summary of housing tenure of this planning application. The table breaks down the figures into the Tybalds onsite and Parker House off-site provisions to clearly distinguish what is being provided:

	
	Social Rented
	Intermediate 
	Total affordable
	Private
	Totals

	Tybalds no. units
	19
	4
	23
	27
	50

	Tybalds floorspace sqm (GIA)
	1434
	209
	1643
	1686
	3329

	Tybalds floorspace %
	43.1%
	6.3%
	49.4%
	50.6%
	100%

	Parker House off-site no. units
	27
	16
	43
	-
	43

	Parker House off-site floorspace allocation sqm (GIA)
	2098
	877
	2975
	-
	2975

	Parker House off-site floorspace allocation  %
	70.5%
	29.5%
	100%
	-
	100%

	Total no. units 
	46
	20
	66
	27
	93

	Total floorspace sqm (GIA)
	3532
	1086
	4618
	1685
	

	Total floorspace %
	49.6%
	23.6%
	73.2%
	26.8%
	100%


6.14
As detailed in Table 1, the proposals would provide 49.4% affordable housing for the Tybalds Estate as a ‘stand alone’ scheme. Whilst this figure is very marginally (0.6%) below the required 50%, the Council recognise the need to provide mixed and balanced communities within existing housing estates and the development would achieve this. The affordable housing delivery would be split 87.3% / 12.7% between social rented (1434sqm) and intermediate (209sqm) floorspace, this exceeds the core strategy policy CS6 and London Plan 60:40 guideline ratio. and development therefore provides a significant amount of housing which is truly affordable.
6.15
The development proposals would provide the required level of affordable housing provisions for Parker House with 2913sqm (GIA). The development has allocated 27 social rented units and 16 Intermediate units to Parker House with 70.5% of this floorspace being social rented and 29.5% intermediate, which exceeds the requirements of the previous application (required by condition to be 60% social rented). It should also be recognised that a large proportion of these social rented units (51.9%) are large 3 / 4 bed family units.
6.16
Table 2 below provides a summary schedule of the totals across the both the Tybalds and Parker House sites.

Table 2:  Summary of Tybalds and Parker House
	
	units
	sqm
	%
	Affordable split

	Social Rented
	49
	3729
	38.9%
	77.4%

	Intermediate
	20
	1086
	11.3%
	22.6%

	Total affordable 
	69
	4815
	50.2%
	100%

	Private
	67
	4773
	49.8%
	-

	All tenures
	136
	9588
	100%
	-


6.17
In considering both the Tybalds and Parker House schemes as a whole, 50.2% of the total new floorspace which is being provided would be affordable and there would 77.4% / 22.6% spilt between social rented and intermediate floorspace. The development proposals therefore exceed policy compliance.
6.18
The delivery of the affordable housing and phasing of the development is currently being decided upon by the applicant. Whilst the provision of off-site affordable housing units is normally expected prior to the occupation of the private units, in the case of this development it is not possible as phasing has been designed to minimise disruption to existing residents and the units associated with Parker House are pepper potted throughout all the phases. In this exceptional case it is considered acceptable as the Council is the landowner and the developer and total provision is secured through condition and shadow s106 Agreement clauses associated with Parker House.

-------------------------------------------------------------------------------------------------------
1.6 Further to Para. 6.28, it should be confirmed that 81 out of 93 units across the site are dual aspect. The units which are not dual aspect are the 1b2p units proposed in the Richbell side extension. All these units however meet or exceed the London Plan minimum space standards, have outdoor terraces and benefit from a very good level of outlook.

1.7 Further to the Urban Design section of the report (Para. 6.44 – 6.76), the applicant has confirmed that the design issues surrounding the additions to the existing blocks has been very carefully considered by the architects to relate to the scale, proportions and materials of the proposed blocks.  Materials have been cautiously selected to relate both to the existing blocks but also to the new build blocks within the proposals.  In general, the alterations that being made to existing blocks (over and above the new units) are to improve entrances, replace the grey over cladding in brick/reinforced concrete panel and public realm improvements as set out in the proposals.  In most cases, the blocks have side extensions (excluding Chancellors and Babbington) and new entrance areas, bin stores and cycle stores would be created. In the case of blocks that do not include new units the application proposed new and stand alone entrances (Chancellors and Babbington) that will be implemented alongside the surrounding public realm works, would rely on these works for the amended levels that allow level access to be created. In terms of timetable the improvements to existing blocks (e.g. overcladding and new entrances) that are separate to the works to provide new units will happen at the same time as the other related construction on each block so that these are done as the project goes along and do not wait until the end. It is intended that the phasing plan indicates the housing to be delivered in each phase, the open space/public realm improvements in each phase, and also the improvements to existing blocks. The applicant has also confirmed that care will be taken to discuss and agree these works with residents prior to construction. 
1.8 Para. 6.78 – 6.90 provides an assessment on the daylight/sunlight implications of the development. The submitted daylight / sunlight report confirms that 87% of the windows tested meet or surpass the VSC targets. And 97% of the windows tested either meet or surpass the total annual sunlight hours test and the winter sunlight hours test. The following should however be clarified:

Orde Hall Street
It has been identified that a total of 99 out of 104 windows serving habitable rooms of properties along Orde Hall Street would pass the VSC test. The windows that fail do so by being between 0.74 – 0.79 their former value which is considered to be marginal.
In terms of the sunlight to windows test, all of the windows pass the winter sunlight hours test. However, 4 windows fail the total sunlight hours with readings of between 0.66 – 0.79. It should be noted of the two windows which fall short of both the VSC (0.79 & 0.79 ratios) and light test (0.66 & 0.69 ratios) serve two separate dwellings. The development proposals impact is therefore considered on balance to be acceptable.

2-6 Boswell Court
The study confirms that 16 out of the 22 windows serving habitable rooms meet the VSC test. The windows that fail to pass the VSC test (with figures ranging between 0.64 and 0.79) are sited on the west side of the building’s rear elevation. The relatively minor degree by which these windows fail is balanced between the block’s urban setting within the Estate and the need to provide a new block which would secure a courtyard area and design out crime within the Devonshire Court area. 
1.9 In addition to Para’s 6.107 – 6.113, the following additional information on public open space and playable space is provide below:
The application proposals would improve the quality of the open space and public realm across the estate, making spaces more ‘useable’ overall.  The proposals increase useable open space from 3,731sqm to 4,195sqm.  This equates to approx. 9.26sqm per unit (existing and proposed), based on 453 units across the Estate. This means proposals would fall short of the 9sqm per person required by CPG 6. However, it should be noted that even with the proposed increase in density of the Estate as a result of the creation of new dwellings the level of public open space would be comparable with the existing provisions. Therefore, given the physical constraints of the site and the significant improvements to the quality of the existing areas of open space the proposal is considered to be appropriate. The applicant has also agreed to a financial contribution of £117,911 towards the direct provision of public open space, a figure which is based on the calculations set out in CPG 8.
The following table gives clarity that the net gain of playable space: 
	
	Existing Playable spaces (sqm)
	Proposed Playable Space (sqm)
	Net Gain (sqm)

	Doorstep Play (0-4 years)
	267
	1128
	Plus 861



	Local Playable space (0-11 years)
	2496
	2385
	less

111

	Neighborhood playable space (0-17 years)
	616
	613
	Less

3

	Youth Space (12-17 years)
	0
	565
	Plus 

565



	Totals
	3379
	4691
	Plus 1312


The development proposes significant improvements to the existing 0 – 7 years playable space along Orde Hall Street, which currently includes natural play and play equipment. In terms of playspace for children aged between 5-11 years, none is proposed within the Estate by this application given the existing constraints of the site and the need to develop courtyard areas. There is however an existing playable space for 5-11 year olds on Old Gloucester Street to the north of Falcon. The facility is known as the Alf Barrett Playground offers a range of play equipment including items for children with disabilities. The facility has a wide slide, with easy access and a roundabout that wheelchairs can be pushed on and secured. In addition, Coram’s Fields provides a well established and high quality facility around 240m from the application site. This facility is within the walking distances set out in CPG6 for both Local Equipped Areas for Play (LEAP) and Neighbourhood Equipped Areas for Play (NEAP) and the London Plan’s Play and Informal Recreation SPG.
1.10 Para. 6.116 should be amended to accurately depict the number of trees being provided after the development:

The plans show that there are currently 44 trees within the application site, 33 of these would be retained and 11 are to be felled. In support of the proposals the applicant has submitted an arboricultural survey of trees which also identifies some trees which could be impacted upon by the proposed building works. The proposals include making the provision for 74 new trees with the site using high standards regarding tree pit design and stock, promoting healthy development to maturity. The number of trees would an increase over the Estate from 44 to 107.

2. ADDITIONAL INFORMATION / COMMENTS
2.1 It has been identified that the Rugby and Harpur Residents Association, who have submitted representations on the application, was set up for people living in the Lamb’s Conduit Street, Great Ormond Street, Dombey Street and Great James Street areas. 
2.2 The applicant has confirmed that they fully intend to deliver the whole scheme and have therefore agreed to a S106 requirement that this takes place (including all housing, open space, landscaping, playspace, highways improvements for example), but which allows for changes that are outside of their scope of influence to be accounted for. A planning condition/shadow s106 clause requires a phasing plan to be submitted prior to construction that includes completion dates. This phasing plan would be amendable / updatable by agreement of both parties at regular intervals and supported by reasonable evidence and background to the proposed changes. It should however be recognised that the applicant is currently seeking to considerably reduce the total completion time of development and is working with engineers to establish ways in which this can be achieved.

2.3 It has been confirmed that the existing density of the Estate is 506 habitable rooms per hectare (not including Boswell Court). The development would increase the density to 646 hrph, which still falls below the density guide of between 650-1110hrph as set out in the London Plan.
2.4 The applicant is unable to provide the existing floorspace figure across the Estate. The following table does however show the mix of unit sizes:
Existing unit sizes across the Estate
	BLOCKS
	Studio
	1-Bed
	2-Bed
	3-Bed
	4-Bed
	TOTAL
	Freehold
	Leasehold
	%

	Babington
	 
	 
	28
	28
	 
	56
	42
	14
	25%

	Chancellors Court
	 
	 
	28
	28
	 
	56
	49
	7
	13%

	Devonshire Court
	14
	 
	 
	7
	 
	21
	19
	2
	10%

	Blemundsbury
	 
	 
	 
	50
	 
	50
	46
	4
	8%

	Boswell House*
	 
	10
	21
	18
	2
	51
	35
	16
	31%

	Falcon
	 
	 
	42
	 
	 
	42
	32
	10
	24%

	Richbell
	2
	26
	 
	 
	 
	28
	17
	11
	39%

	Springwater
	 
	2
	12
	 
	 
	14
	9
	5
	36%

	Windmill
	14
	 
	28
	 
	 
	42
	35
	7
	17%

	TOTAL
	30
	38
	159
	131
	2
	360
	284
	76
	21%

	Percentage Unit Mix
	11%
	13%
	56%
	46%
	1%
	
	
	
	


*This block is located outside of the application site boundary

2.5 The table above illustrates that the Estate has existing high proportion of 2-bed and 3-bed units. The provision of an additional 56 x 1-bed units is therefore considered to contribute greatly towards the overall mix of unit sizes within the Estate. Furthermore, the table below provides information on the mix of units across the Estate once the development has been completed:
Final Estate unit mix across all tenures
	1 bedroom
	2 bedroom
	3 bedroom
	4 bedroom
	TOTAL

	114
	153
	130
	5
	402 units


2.6 The applicant has also confirmed that a number of social rent one-beds are proposed to give existing residents with the option to downsize within the Estate through the Local Lettings Policy. Interest is this has already been expressed by some residents. With regard to the bedroom tax, the new Local Lettings Policy states that: ‘Households currently under-occupying their accommodation will be entitled to bid for properties of their assessed bed need.  Those households who are of pensionable age will be able to bid for one bedroom more than they need, which would provide their bedroom need plus one bedroom.’
2.7 In terms of cycle parking provisions, the applicant has confirmed that there are approx. 40 - 60 formal and informal spaces across the Estate. The exact figure is difficult to ascertain as some of the existing sheds and the basement/ground floor of the blocks are used by residents for cycle storage and since the application has been submitted some additional spaces have been installed the existing courtyards.
2.8 Further to Para. 6.145, it should be clarified that the applicant and the Council’s transport team are not proposing for the new estate loop road to be gated. Whilst concerns have been raised by residents that the loop road could be used by joy-riders this is highly unlikely given that the width of the road space between parked cars would be only around 3.4m.
3.
CONDITIONS AND INFORMATIVES
3.1
Further to the requirements set out in Para. 7.5, the following planning conditions relating shadow S106 Agreement matters are proposed for inclusion on the decision notice:
1. Affordable housing delivery

*Affordable Housing

Affordable housing shall be provided in accordance with the conditions and approved documents as set out in this decision. All affordable housing units shall be constructed and fitted out as units which are suitable for occupation as affordable housing and shall only be occupied for the purposes of and retained in perpetuity for Intermediate Affordable Housing in line with the London Plan definition for such as set out in the London Plan and Social Rented Housing (at rents equivalent to 'social rent' as set out in Camden's CPG2 draft alterations November 2012) as the case may be; not disposing of any interest in the Affordable Housing Units (except by way of mortgage) other than to any other Registered Provider or any other body, organisation or company registered with the Charity Commissioners for England and Wales and approved by the Regulator or the Council.

Reason:  To secure sufficient provision of affordable and other tenures of housing in a balanced and sustainable manner across the development in accordance with the requirements of policy CS6 of the London Borough of Camden Local Development Framework Core Strategy and policies DP3 and DP4 of the London Borough of Camden Local Development Framework Development Policies.

2. Phasing Plan incorporates detailed measures for the provision of public open spaces, play facilities and community facilities during construction works. 
*Phasing Plan

Prior to commencement of any part of the development, other than site clearance & preparation, relocation of services, utilities and public infrastructure and demolition, the applicant and/or developer shall submit to the local planning authority a Phasing Plan which shall balance the delivery of the affordable and market housing with the phases of the development. The development shall thenceforth not proceed other than in complete accordance with such Plan as will have been approved from time to time by the Local Planning Authority 

Reason: To secure sufficient provision of affordable and other tenures of housing in a balanced and sustainable manner across the development in accordance with the requirements of policy CS6 of the London Borough of Camden Local Development Framework Core Strategy and policies DP3 and DP4 of the London Borough of Camden Local Development Framework Development Policies.

3. Recruitment and apprenticeships to provide five construction industry apprenticeships to Camden residents using a range of options tailored to the build requirements of the development. The placements would be delivered throughout the course of the development. 
*Apprenticeships

The applicant shall use all reasonable endeavours to ensure that at all times during the construction phase no less than five construction trade apprentices shall be employed at the development always ensuring each apprentice shall be: a resident of the London Borough of Camden or a Camden care leaver; recruited through the Kings Cross Construction Skills Centres and who lives in a Hostels Pathway service and has been through a recognised construction skills training course; employed for a period of not less than 52 weeks; paid at a rate not less than the national minimum wage;  supported through pay day release to undertake relevant training; and be provided with on the job training and supervised on site by an experienced operative in a trade related to their training needs.

Reason: In order to define the permission and to ensure that unemployed people within the Borough of Camden have training and employment opportunities during the construction phase of major developments and to source goods and services from local businesses.

4. Local Procurement - to work with the Council’s local procurement team to provide opportunities for Camden-based businesses to tender for the supply of goods and services during construction.

*Local Procurement

Prior to the relevant parts of the works commencing the applicant and/or /developer shall agree a programme during the construction phase to provide opportunities for local business to bed/tender for the provision of goods and services to the development in accordance with the Council's Local Procurement Code; to meet with the Council's Labour Market and Economy Service's Local Procurement Team at least one month in advance of tendering contracts to agree the specific steps that will be taken to give effect to the Local Procurement Code; to ensure that throughout the Construction Phase the development shall be carried out in accordance with the Local Procurement Code; and to use reasonable endeavours to provide opportunities for local businesses to bed/tender for the provision of facilities management services and other post construction supply of goods and services. 

Reason: In order to define the permission and to ensure that unemployed people within the Borough of Camden have training and employment opportunities during the construction phase of major developments and to source goods and services from local businesses.

5. Energy Strategy including air quality

*Energy Efficiency and Renewable Energy Plan

The development shall not be carried out other than in complete accordance with the submitted Energy/ Renewable Statement prepared by Sustain Ltd to achieve a reduction in CO2 emissions across the site by at least 25% beyond the baseline.  A meter shall at all times be installed to monitor the energy output of the technologies.

Reason:  In order to secure the appropriate energy and resource efficiency measures in accordance with the requirements of policies CS13, CS16 of the London Borough of Camden Local Development Framework Core Strategy and policy DP22, DP23 of the London Borough of Camden Local Development Framework Development Policies.

6. Sustainability Plan

*Sustainability Plan

The development shall not be carried out other than in complete accordance with the submitted SD7 Sustainability Statement prepared by TGA and Tibbalds Planning and Urban Design (February 2013); and to achieve a minimum code level 4. 

Reason:  In order to secure the appropriate energy and resource efficiency measures in accordance with the requirements of policies CS13, CS16of the London Borough of Camden Local Development Framework Core Strategy and policy DP22, DP23 of the London Borough of Camden Local Development Framework Development Policies.

7.
Car Free housing

*Car-free

Prior to first occupation of any of the residential units, the owner would ensure through agreement with each occupier of the residential units is informed of the Local Planning Authority's policy that they shall not be entitled (unless they are the holder of a disabled person's badge issued pursuant to s. 21 of the Chronically Sick and Disabled Persons Act 1970) to be granted a Residents Parking Permit to park a vehicle in a residents parking bay, shall not be able to buy a contract permanently to park within any car park owned, controlled or licensed by the Local Planning Authority and shall they be entitled to be granted a Business Parking Permit.  

Reason: In order to ensure that there is no additional parking pressure within the vicinity, in accordance with the requirements of policy CS11 of the London Borough of Camden Local Development Framework Core Strategy and policy DP18 and DP19 of the London Borough of Camden Local Development Framework Development Policies.

8. Construction Management Plan

*Construction Management Plan

No part of the development (including demolition) of any phase hereby approved shall be commenced until a Construction Management Plan (including an Air Quality Assessment and dust monitoring) setting out measures for ensuring highway safety and managing transport, deliveries and waste (including recycling of materials) and dust monitoring throughout the demolition and construction period, has been submitted to and approved by the local planning authority in consultation with Transport for London.  A summary of consultation with local residents shall also be included.  The measures contained in the Construction Management Plan shall at all times remain implemented during the relevant construction phase.

Reason:  In order to protect the pedestrian environment and the amenities of the area generally and to ensure the continued free flow of traffic in the area in accordance with Policies CS5 and CS11 of the London Borough of Camden Local Development Framework Core Strategy and policies DP16, DP17 and DP26 of the London Borough of Camden Local Development Framework Development Policies.

9. 
Highways contribution of £149,838
*Highway works contribution

Prior to commencement of the development other than site clearance & preparation, relocation of services, utilities and public infrastructure and demolition, confirmation that the necessary measures to secure the necessary highway works for the development shall be submitted to and approved in writing by the Local Planning Authority.

Reason:  To ensure the development has an acceptable impact on the adjacent highway and provides an attractive safe and secure environment in accordance with the requirements of policies CS5, CS11, CS17, CS19 of the London Borough of Camden Local Development Framework Core Strategy and policies DP16, DP17, DP20 and DP21 of the London Borough of Camden Local Development Framework Development Policies.

10. 
Pedestrian, cycle and public realm contribution of £54,000 towards improvements in the vicinity of the site.
*Environmental Improvements Contribution

No part of the development (including demolition) hereby approved shall be commenced until the Local Planning Authority has confirmed in writing that the measures necessary to secure pedestrian, cycle and environmental improvements in the vicinity of the development have been submitted and approved by the Local Planning Authority.

Reason:  To ensure that the pedestrian and cycle environment is maintained and improved in accordance with policy CS11 of the London Borough of Camden Local Development Framework Core Strategy and policies DP17 and DP21 of the London Borough of Camden Local Development Framework Development Policies.

11. 
Education contribution of £28,452 

*Education Contribution 

No part of the development (including demolition) hereby approved shall be commenced until the Local Planning Authority has confirmed in writing that the measures necessary to address education needs within the borough have been submitted and approved by the Local Planning Authority.

Reason: To ensure that the education facilities in the area can cope with the additional residents in accordance with the requirements of policies CS10 and CS19 of the London Borough of Camden Local Development Framework Core Strategy and policy DP15 of the London Borough of Camden Local Development Framework Development Policies.

12. 
Public Open Space contribution of £117,911
*Public open space contribution

Prior to commencement of the development other than site clearance & preparation, relocation of services, utilities and public infrastructure and demolition, confirmation that the necessary measures to secure provision of, and improvements to, public open space shall be submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure that the scheme makes adequate provision for open space facilities in the area and that the impact of the scheme on open space facilities is mitigated in accordance policies CS5 (Managing the impact of growth and development), CS15 (Protecting and improving our parks and open spaces and encouraging biodiversity) and CS19 (Delivering and monitoring the Core Strategy)of the London Borough of Camden Local Development Framework Core Strategy and policies DP26 (Managing the impact of development on occupiers and neighbours) and DP31 (Provision of, and improvements to public open space and outdoor sport and recreation facilities) of the London Borough of Camden Local Development Framework Development Policies.
Requirement for the legal agreement
Need for a Legal agreement 

In the event that any owners of the land have the legal locus to enter into a Section 106 Agreement no works shall be progress on site until such time as they have entered into such an Agreement incorporating obligations in respect of the matters covered by conditions marked with * in this notice of planning permission.

Reason: In order to define the permission and to secure development in accordance with policy CS19 of the London Borough of Camden Local Development Framework Core Strategy.

 Addendum ends
