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1. Introduction 
1.1. Waterman Infrastructure & Environment Limited (WIE) has been instructed by Span Group to 

provide a Service Management Plan in support of the proposal for a change of use at 60 - 70 
Shorts Gardens and 14-16 Betterton Street, Covent Garden, London and falls under the authority 
of the London Borough of Camden. 

1.2. The site, which was formally offices, has planning permission for office, retail and restaurant use 
under application number 2011/103/P. 

1.3. The development proposal is to provide a total of 4 residential flats, B1, D1/D2 and A3 uses. 

1.4. This Service Management Strategy identifies the strategy for delivery and service to safely and 
efficiently access the site. 

1.5. The report should be read in conjunction with the Transport Statement submitted as part of the 
planning application. 

1.6. A site location plan is provided at Appendix A. 
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2. Delivery Access and Generation 

Proposed Site Details 
2.1. The development proposes the schedule as follows. 

Table 1: Proposed Development Schedule 

Floor 
Shorts Gardens Betterton Street 

Use (GIA m2) Use (GIA m2) 

Basement - 1 D1/D2/A3 445 - - 

Basement Mezzanine D1/D2/A3 361 Ancillary 145 

Ground B1/D1/D2 537 A1/ D1 153 

Ground Mezzanine B1/D1/D2 243 A1/D1 58 

First B1 536 C3 158 

Second B1 536 C3 162 

Third B1 385 C3 166 

Fourth B1 382 C3 130 

Fifth - - C3 97 

Total  3,426  1,069 

2.2. The above table indicates the total gross internal area (GIA) of development on Shorts Gardens is 
3,426m2 and 1,069m2 on Betterton Street.  Details of the proposed outline plans are provided at 
Appendix B. 

2.3. The C3 residential use is for 4 residential flats with a total of 9 bedrooms. 

Short Gardens 
2.4. Deliveries to the uses accessed off Shorts Gardens will be able to use the lay-bys proposed along 

the site frontage. The proposed arrangement includes the provision of a half lay-by along the front 
of the site which remains at footway level but slightly re-graded so that it has a gradual slope 
towards the carriageway reducing the height of the kerb.  This ensures that vehicles can easily 
park but also allows the width of the existing footway to be maintained when vehicles are not 
parked in this area.  

2.5. The width of the footway when vehicles are parked reduces to 1.8m.  This is considered an 
acceptable width given the predicted pedestrian footfall in this area.  The width of the road past the 
loading bay is 3.25m ensuring that vehicles servicing the development will not affect the through 
movement along Shorts Gardens.  A plan showing this arrangement is included in Appendix C. 

2.6. The number of deliveries predicted to be made to the site is based on the TRICS database, the 
results of which are shown in the table below, broken down for each element of the development. 
Details of the TRICS information can be found in the Transport Statement submitted as part of this 
development application. 
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Table 2: Predicted Service Trips Generation for Vehicle on Short Gardens 

Time Period Office Restaurant/Café  D1/D2 Use 

07:00 - 08:00 - 1 - 

08:00 - 09:00 - - - 

09:00 - 10:00 1 - - 

10:00 - 11:00 - - 1 

11:00 - 12:00 - - - 

12:00 - 13:00 - 1 - 

13:00 - 14:00 - - - 

14:00 - 15:00 - - - 

15:00 - 16:00 - 1 - 

16:00 - 17:00 - - - 

17:00 - 18:00 - - - 

18:00 - 19:00 - - - 

2.7. The deliveries shown in the table indicate the total number of daily movements to the site.  In 
assessing the delivery times in more detail, it is shown that throughout the day the maximum 
number of vehicles that are likely to use the service bay on Shorts Gardens at any one time will be 
1.  Most of these deliveries will be made by car/van type vehicles and only on occasion will a larger 
7.5ton type vehicle be used.  The length of the proposed lay-by is 10.5m in length and as such will 
be able to accommodate two vehicles at any one time. 

Betterton Street 
2.8. Delivery is for the flats via Betterton Street, requiring vehicles to stop on road to load / unload.  

However, the width of the road along Betterton street is such that a vehicle parking on road parking 
would block the through movement, therefore any delivery vehicles will either use the existing 
parking bays along Betterton Street or park on Drury Street and use a trolley where required to 
deliver the goods.  This arrangement will be advised to all delivery companies that need to access 
this side of the development. 

2.9. As with the deliveries for Shorts Gardens, the number of deliveries predicted to be made by to the 
Betterton Street side of the site is based on the TRICS database, the results of which are shown in 
the table below. 

Table 3: Predicted Service Trips Generation for Vehicle on Betterton Street 

Time Period Residential 

07:00 - 08:00 - 

08:00 - 09:00 - 
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Time Period Residential 

09:00 - 10:00 1 

10:00 - 11:00 - 

11:00 - 12:00 - 

12:00 - 13:00 - 

13:00 - 14:00 1 

14:00 - 15:00 - 

15:00 - 16:00 - 

16:00 - 17:00 - 

17:00 - 18:00 - 

18:00 - 19:00 1 

2.10. The deliveries shown indicate that throughout the day the maximum number of vehicles that will 
deliver to the residential development will be around 3 per day.  These will mostly be postal 
deliveries which already occur on site and in the local area.  Other deliveries could be associated 
with home shopping over the internet.  These trips are likely to be undertaken by small van. 

Delivery Times 
2.11. There are delivery times stipulated on Betterton Street with deliveries being permitted between 

Monday and Saturday between 08:30am & 6.30pm and Sunday 10:00am-3pm, although on other 
roads local to the site there are currently no restrictions for deliveries.  The TRICS data suggests 
that some 20% of deliveries are made prior to 8:30 these are associated with the A3 use proposed 
on Shorts Gardens which will require earlier deliveries such as fresh produce/ newspapers etc.  As 
such if a restriction on hours is required for the lay-by proposed on Shorts Gardens then it is 
suggested that the times for deliveries be restricted between Mondays and Saturdays between the 
hours of 07:00 am – 6:30pm. 

2.12. It is understood that during the mornings (before 10am) the local streets experience a high 
proportion of delivery vehicles.  To try and reduce the impact of deliveries the proposed end users 
will be encouraged to arrange their deliveries after 10am and before 3pm.  However, in the 
instances where a single HGV is dropping off to multiple locations in the local area it is more 
efficient to allow these deliveries to occur whenever necessary within the restricted times. 
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3. Servicing 

Refuse Collection 
3.1. The refuse collection will be undertaken on a weekly basis.  Refuse will be collected directly from 

the storage points on Short Garden and Betterton Street.  Further details of the refuse collection 
arrangements are provided in the Waste Management Strategy submitted as part of the 
application. 

Service Vehicles Delivery Times 
3.2. As mentioned above, the refuse collection is likely to be made on a weekly basis with collections 

being made from Betterton Street and Short Gardens. 

3.3. Delivery vehicles will be spread throughout the day and are unlikely to conflict with one another. 
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4. Justification for On-Street Servicing 
4.1. Options to provide on-site servicing has been considered however these have been ruled out and 

therefore on-street provision has been proposed.  It should be remined that the existing historic 
building was not designed to accommodate modern delivery vehicles. 

4.2. A ‘service road’ through the site between Shorts Gardens and Betterton Street has been 
discounted due to the significant level difference between the two roads.  In addition, the 
construction of the basement ceiling will unlikely have the structural integrity to bear the forces 
exerted by HGVs. 

4.3. Moreover, due to the narrowness of Shorts Gardens, Betterton Street and on-street parking bays 
the swept path of a HGV moving in and out of the building requires a very wide access which would 
significantly alter the site frontages appearance, character and limit the type of use/occupier on the 
ground floor.  The is shown on the figure below. 

Figure 1: Implications of On-Site Servicing 

 

4.4. The above figure demonstrates the significant area required on the ground floor to enable a large 
vehicle to enter and exit the site in forward gear.  This would potentially take up significant 
developable ground floor space and make any proposals unviable.  This is typically why adjacent 
sites are serviced from on-street. 
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APPENDICES 

A. Site Location Plan 
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B. Proposed Site Layout 
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C. Proposed Highways Arrangement 
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