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	TRANSPORT STRATEGY
PUBLIC REALM & PLANNING


	To:
	Michael Cassidy (Principal Planning officer)

	From:
	Hannah Fallows (Principal Transport Planner)

	Date:
	Monday 27 March 2017

	Re:
	93 - 103 Drummond Street and 63 Cobourg Street

London

NW1 2HJ

	Proposal:
	Redevelopment to provide 99 student apartments (46 studios, 8 twin, 35 cluster and 10 WC Studio units comprising 107 bed spaces with a floor area of 2771.9sqm GIA) within a 5-storey building with basement and a commercial unit (241.7sqm GIA) at basement and ground floor levels.

	Reference:
	2017/0527/P


Application Type: Certificate of Appropriate Alternative Development

Proposal

The proposal seeks to redevelop the existing commercial unit at the site into 99 student apartments together with 241.7sqm of new commercial floor space via a Certificate of Appropriate Alternative Development application.

The proposals are not acceptable at present, however, it is believed that if the following comments were to be addressed the application could be deemed as acceptable and planning permission recommended.


Summary of S106 Planning Obligations and Conditions
· A Section 106 planning obligation to secure a Travel Plan (TP).  The Section 106 agreement shall state that the TP shall be approved prior to the first occupation of the site and the approved plan shall be followed, unless otherwise agreed with the Highway Authority;

· A Section 106 planning obligation to secure a one off financial contribution of £6,122 to cover the costs of monitoring and reviewing the Travel Plan for a period of 5 years;
· A Section 106 planning obligation to secure a financial contribution in the region of £100,000 for Pedestrian, Cycling, Environmental and Public Realm Improvements in the local area to improve the safe travel by sustainable means for future occupiers of the site.;

· A Section 106 planning obligation to secure a financial contribution in the region of £10,000 to cover the cost of public highway works in the general vicinity of the site;
· A 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;
· A Section 106 planning obligation to secure a one off financial contribution of £3,240 to cover the costs of reviewing the Construction Management Plan;
· A Section 106 planning obligation to secure a fully car free development for both the residential units and the commercial unit. It should be noted that occupiers will not be eligible to apply for on-street parking permits from the Council;

· A Servicing Management Plan being submitted for approval prior to any works starting on site, and approval to be reserved by condition.  The Section 106 agreement shall state that the Servicing Management Plan shall be approved prior to any works starting on site and the approved plan shall be followed, unless otherwise agreed with the Highway Authority concerned; and
· A condition requiring the provision of the minimum cycle parking requirements and the type of facility as per the London Plan and CPG7 (notwithstanding the details provided on the current plan). The applicant must provide a minimum of :
· 54 (Student) and 2 (Commercial) long stay cycle parking spaces in addition to 3 (Student) and 6 (Commercial) short stay cycle parking spaces;
· A number of the facilities should be for adaptive cycles and extra area around ‘Camden M’ or ‘Sheffield’ stands must be also be provided to accommodate this;

· Staff lockers and showers;

· Suitable location for the stores as agreed by the Transport Strategy team; and

· Cycle stores that are accessible via:

· External doors with a minimum width of 2m wide;

· Less than 2 consecutive doors;

· Automated/assisted doors and details of this;

Additional alterations to the building outline are also required.

Cycle Parking
Development Policy DP18 (Paragraphs 18.12 and 18.13) requires a development to provide cycle parking facilities in accordance with the minimum requirements of our cycle parking standards. We expect the development to provide cycle parking facilities in accordance with the minimum requirements of the London Plan together with Camden’s own CPG7 guidance.

At present no specific details has been provided with regards to the type of number of cycle parking facilities. If the applicant were to provide the following as per Camden’s CPG7 requirements, the cycle parking proposals would be acceptable.
	Land use
	Unit Breakdown
	Floor area
	London Plan cycle parking requirement

	
	
	
	Long stay
	Short stay

	Student Housing
	107 bed spaces
	2771.9
	54
	3

	Commercial (B1)
	
	241.7
	2
	6

	Total
	56
	9


Long and short stay cycle parking must not be located in the same store. Additionally, cycle parking for the commercial unit and student housing will also be required to be located in different stores.
Given the scope of the application site it is anticipated that the above can be adhered to. The cycle parking should therefore be conditioned as part of any planning permission notwithstanding the details supplied on the plans at present.
Car Parking
Development policy DP18 states that the Council seeks to ensure that developments provide the minimum necessary car parking provision. Policies CS11, DP18, DP19 and CPG7 collectively require new (or additional) developments to be car-free in areas that are easily accessible by public transport
The proposed site must therefore be secured as a car free development via a Section 106 Planning Obligation noting that any future occupiers for both the residential units and commercial unit will be unable to obtain on-street parking permits from the council.

A car free development would negate the requirements for the existing crossovers at the site. The application would be deemed as acceptable if it was agreed that the 3 crossovers are removed and a footway reinstated. This would then be secured via section 106 agreement (see Highways Financial contribution section below).

Established Right of Way

The frontage area on the Drummond Street elevation of the building has been enjoyed by the public as a right of way for over 20 years. Under section 31 of the Highways Act 1980, therefore, we would consider this forecourt as being dedicated highway, although as highway not maintainable at the public expense.

Policy DP21 states that “The Council will expect developments connecting to the highway network to avoid causing harm to highway safety or hinder pedestrian movement and avoid unnecessary street clutter.”
The proposals seek to bring forward the existing building line in place of the established right of way on Drummond Street. In doing so, the alteration would reduce the effective footway width and reduce pedestrian comfort and safety. In addition, the proposals also seek to introduce a void on the Coboug elevation which may result in the creation of antisocial behaviour. The plans would only be acceptable if the existing building outline was retained, removing both these issues,
If the applicant did not push back the proposed building outline in accordance with the existing, the applicant would have to apply for a stopping up order. This is a very costly process and one that is also likely to be deemed as unacceptable.
Travel Planning

Travel Plans are an important tool and aim to promote the use of sustainable modes of transport through a range of soft measures, as well as highlighting the benefits of travelling by modes other than the private car.  The TP should be reviewed against Transport for London’s guidance which is a good example of what we expect from developers.
Camden would require a strategic level Travel Plan to satisfy DP16 and Camden Planning Guidance; specifically CPG7 (Transport); this includes references to TfL and DfT guidance.  The travel plan should cover all uses at the site and would need to be secured by a Section 106 planning obligation if planning permission is granted.

A financial contribution of £6,122 would need to be secured to cover the costs of monitoring and reviewing the travel plan over a 5 year period.  This would also need to be secured by a Section 106 planning obligation if planning permission is granted.

Transport for London encourages developers to use the TRICS database for trip generation predictions.  We will require the applicant to undertake a TRICS after study and provide TfL and Camden with the results on completion of the development.  TfL would then be able to update the TRICS database with the trip generation results for the various use categories associated with this development.  We will seek to secure the necessary after surveys and results by Section 106 agreement as part of the Residential Travel Plan review and monitoring process.

Pedestrian, Cycling, Environmental and Public Realm Improvements (PCE)
The Council is currently involved in transport and public realm improvement schemes to address a number of significant challenges including road traffic casualties, congestion, poor air quality, traffic dominance, insufficient space for high volumes of pedestrians and cyclists, and a lack of high quality public space.

As the proposals at the site will introduce a significant number of new pedestrian and cycling trips the applicant is required to help mitigate and manage the safe travel of the future occupiers to the site. A financial contribution for the improvements to the transport and the public realm within the close proximity to the site will be required. This will in turn improve the safety of travel by sustainable transport modes. To help support this improvement we therefore seek to secure a financial contribution as a section 106 planning obligation.
An exact figure has not been acquired at this stage given the nature of this application; however given that the development seeks to introduce 99 residential units, the PCE financial contribution would be in the region of £100,000.
Highway Works Contribution
The summary page of Development Policy DP21 states that ‘The Council will expect works affecting Highways to repair any construction damage to transport infrastructure or landscaping and reinstate all affected transport network links and road and footway surfaces following development’.
The proposed works could lead to damage to the footways and carriageway directly adjacent to the site.  Camden would need to undertake highway remedial works following completion of the proposed development and a financial contribution for highway works should be secured as a Section 106 planning obligation.
The highway works will include reinstating the pedestrian footways directly adjacent to the site in place of the redundant crossovers. An exact figure has not be acquired at this stage given the nature of this application; however having assessed a similar proposal it can be estimated that the highways figure would be in the region of £10,000.

Management of Construction Impacts on the Public Highway in the local area
The proposal would involve a significant amount of construction works and Basement excavation; this is likely to generate a significant number of construction vehicle movements during the overall construction period.  Our primary concern is public safety but we also need to ensure that construction traffic does not create (or add to existing) traffic congestion.

The proposal is also likely to lead to a variety of amenity issues for local people (e.g. noise, vibration, air quality).  The Council needs to ensure that the development can be implemented without being detrimental to amenity or the safe and efficient operation of the highway network in the local area.  A CMP should therefore be secured as a Section 106 planning obligation.

The Council has a CMP pro-forma which must be used once a Principal Contractor has been appointed.  The CMP, in the form of the pro-forma, would need to be approved by the Council prior to any works commencing on site.  The CMP pro-forma is available on the Camden website at the hyperlink below:

http://www.camden.gov.uk/ccm/content/environment/planning-and-built-environment/two/planning-applications/making-an-application/supporting-documentation/planning-agreements/
A financial contribution of £3,240 would need to be secured to cover the costs of reviewing the Construction Management Plan for a development of this size.  This would also need to be secured by a Section 106 planning obligation if planning permission is granted.

Some highway licenses would be required to facilitate the proposed works.

The applicant would need to obtain such highway licences from the Council prior to commencing work on site.  Any such licence requirements should be discussed in the CMP.  Details for the highway licences mentioned above are available on the Camden website at the hyperlink below:

http://www.camden.gov.uk/ccm/content/business/business-regulations/licensing-and-permits/licences/skips-materials-and-building-licences/building-licences/
Servicing Management Plan (SMP)

It is anticipated that, if not managed correctly, the way the site is serviced could have an impact on the surrounding transport network. A Servicing Management Plan may be required to manage how the site is serviced to ensure that its servicing requirements do not create obstructions and possible dangerous situations.

Further information is required at this stage in order to assess the requirement of an SMP. Below is the list of measures that are usually required for an SMP.
‘A Servicing Management Plan is aimed at managing the deliveries and servicing of the scheme, with the objective of minimising the impact of service vehicle deliveries and mitigating environmental effects.  Details of the Servicing Management Plan will relate to the scale and kind of the development, however, in terms of assessing the impact on transport the plan should demonstrate that the following has been considered and where necessary the impacts mitigated:

a)
Location and layout of servicing bays (drawings to be submitted).

b)
Likely frequency and duration of servicing movements (including methodology for generating these figures).

c)
The sizes of service vehicles proposed to enter the site.

d)
Swept paths should be provided to ascertain manoeuvring within the site.

e)
Delivery vehicles should have a sufficient turning area to be able to both enter and exit the site in a forward gear. This will need to be demonstrated by swept paths.

f)
Nature of goods to be delivered.

g)
Route to and from on-street servicing bays to the building/service access where relevant.

h)
Statement setting out how pedestrian and highway safety will be maintained during servicing movements;

i)
Statement setting out how servicing movement to the site can be combined and/or reduced to minimise traffic and service vehicle activity at the site.

j)
A detailed statement outlining how on-site servicing bays will be organised and managed.

k)
If on-street servicing is intended, a detailed statement giving reasons why this is necessary/reasonable and how it is expected to impact on safety and the operation of the public highway.

l)
Details of arrangements for refuse storage and servicing.

m)
Any other relevant information.

n)
The SMP should also include the following statement:

"The agreed contents of the Service Management Plan must be complied with unless otherwise agreed with the Council.  The building occupiers shall work with the Council to review this Service Management Plan from time to time when necessary.  Any future revised plan must be approved by the Council and complied with thereafter."’
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