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	TRANSPORT STRATEGY

PUBLIC REALM AND PLANNING


	To:
	David Glasgow, Principal Planning Officer, 5 Pancras Square

	From:
	James Hammond (Principal Transport Planner)

	Date:
	Thursday, 03 March 2016

	Re:
	4-8 Maple Street, London, W1t 5HD

	
	Erection of roof extension and glazed balustrade at third floor level  to provide additional office (B1a) accommodation and associated roof terrace;  installation of new plant equipment, screen  and lift overrun to fourth floor roof  level;  alterations to  Maple Street and Midfield Place elevations and installation of new roof light to rear ground floor level; and change of use of part ground floor from office (B1a) to flexible office, retail, restaurant (B1a/A1/A3) use, all in association with refurbishment of existing office building.

	Reference:
	2016/0023/P

	Key Points:
	The proposals are acceptable in transport terms Council policies:


TRANSPORT OBSERVATIONS
Transport Access and Servicing

Waste Storage/Servicing

Policy CS18, seeks to ensure developments include facilities for storage and collection of waste and recycling together with this Policy DP12 j) seeks to ensure the storage and disposal of refuse is managed to safeguard the amenity of the surrounding area.

The transport statement submitted with the application states that refuse and servicing will take place from Tottenham Court Road as per existing arrangements. Servicing and delivery vehicles will use the existing loading bay which is located immediately to the north of Maple Street and deliveries/bins will be wheeled to/from the site access on Midford Place. However once the West End Project is finished in 2019 these arrangements will need to change as they will no longer be able to service from Tottenham Court road, but as part of our current plant we will be providing a new service bay on Maple street directly outside the site.  It is not considered that the small uplift in floor space would give rise to additional servicing requirements, above that of the existing office building and as such a service management plan is not required in this instance. 

The new flexible B1a/A1/A3 space at ground floor level has a floor area of less than 100sqm (GIA), as such waste storage can be accommodated internally. With respect to new commercial development CPG 1 – Design requires only development greater than 300sqm to provide external waste storage. A condition is recommended to secure details of the refuse and recycling storage prior to commencement of any A1 or A3 use and an informative will advise the applicant that refuse sacks should not be deposited on the highway or forecourt until half an hour before collection is due.

Cycle Parking

The site is highly accessible by public transport (PTAL 6B ‘excellent’) being close to three underground stations, namely Warren Street to the east, Goodge Street to the west and Euston Square to the south. Both Warren Street and Euston Square are served by a number of bus routes. The proposal does not introduce any car parking to what is already a car-free site. It proposes a secure and fully enclosed cycle storage area with capacity for 40 cycles at basement level within the building. This exceeds both the minimum requirements of Camden’s Development Policies and the London Plan. Due to the small uplift in floor space there is no requirement to provide additional cycle parking although the new provision of 40 additional cycle parking spaces is welcomed.

Fire Escape

The proposal includes two fire escape doors at ground floor level opening outwards onto the building forecourt, as required by building regulations. The door to the basement, being the sole means of access, is likewise required to open outwards. The doors will project 0.4m past the new folded metal architraves at ground floor level which project 0.2m from the face of the building. A condition is recommended to be added to ensure that the fire escape doors must be used for emergency purposes only however, the basement door as the sole access point must be able to be used at all times. 
Pedestrian foot traffic in this location is physically diverted from the forecourt of the site due to the arrangement of bollards demarking the forecourt at No. 10 Maple Street (directly adjacent to the proposed basement door) and tables, chairs and street furniture marking the forecourt of the adjoining public house. Due to this arrangement and its minimal projection, the outward opening basement door is not considered to result in harm to pedestrian amenity or safety or the highway network. Furthermore, the proposed arrangement is considered preferable to the alternative of a recessed entrance which would encourage rough sleeping and anti-social behaviour.  

 Construction Management Plan

The proposal involves construction work on a very constrained site with limited access, within central London. Due to these circumstances and the sites proximity to the upcoming West End Project, a £41 million development that will have a major impact on the area, it is recommended a construction management plan co-ordinating  movement of construction vehicles, times of delivery and delivery frequency  be secured by s106 agreement.

The proposed works could potentially lead to the public highway being damaged by construction vehicles and construction related activity.  As the council would need to repair any such damage to the public highway  it is recommended a financial contribution for highway works be secured by Section 106 planning obligation.

With the recommended conditions and s106 agreement the proposal would be in accordance with Core strategy polices CS11 CS19 and Development Policies DP18, DP19 and DP21.

CONCLUSIONS

The proposals are acceptable in transport terms

Should planning permission be granted the following S106 planning obligations and conditions which would need to be secured: 

· Section 106 planning obligation to secure a Construction Management Plan (CMP).  The Section 106 agreement shall state that the CMP shall be approved prior to any works starting on site and the approved plan shall be followed, unless otherwise agreed with the Highway Authority.  It should also restrict HGV movement to and from the site to with in the hours of 9:30 to 16:30 Monday to Friday, 8 till 13:00 Saturdays and fully restrict movement on Sundays and Bank Holidays.  

· A Section 106 planning obligation to secure a financial contribution to cover the cost of public highway and public realm improvement works in the general vicinity of the site.  These works would include repaving of the carriageways and footways Maple Street as required.  The Highway Authority reserves the right to construct the adjoining Public Highway (carriageway, footway and/or verge) to levels it considers appropriate.  An estimate for the cost of the public highway and public realm improvement works has been calculated at £10,000 and provided by the Highways Delivery Team in Engineering Services, An informative should also be placed on the planning permit, which states that planning permission does not guarantee that public highway and public realm improvement works will be implemented as proposed as they are always subject to further public consultation, detailed design, and approval by the Highway Authority.

· A condition requiring the provision of 40 cycle parking spaces for the entire development, designed to Camden Council’s design specifications and the ongoing retention of these facilities, details of which will need to be submitted and approved, and approval should be reserved by condition.  
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