


Transportation Planning Comments
HGY/2023/2306, 819-829 High Road, Tottenham, London, N17 8ER
Date: 30/11/2023
Proposal: Full planning application for the demolition of existing buildings and structures to the rear of 819-829 High Road; the demolition of 829 High Road; and redevelopment for purpose-built student accommodation (Sui Generis) and supporting flexible commercial, business and service uses (Class E), hard and soft landscaping, parking, and associated works. To include the change of use of 819-827 High Road to student accommodation (Sui Generis) and commercial, business and service (Class E) uses.
Description 
An application has been received seeking planning permission to demolish the existing building to the rear of 819-829 High Road and redevelop the site for purpose-built student accommodation (Sui Generis) and flexible use commercial, business, and service use (Class E). The site would make provision for 1 on-site disabled parking bay. However, no electric vehicles charging points would be provided for the space. The residential cycle parking provision would be 215 long-stay, 9 short-stay and commercial cycle parking 4 long-stay and 9 short-stay. The site is currently used as a private hire venue on the Peacock Industrial Estate and has approximately 50 car parking spaces on-site. It can be accessed from Brunswick Square. Brunswick Square is adopted highway and Percival Court is privately owned. The site is in close proximity to Tottenham Hotspur Stadium. The commercial units will have a gross external floor area of 238 sqm GEA.
The site is located within the Tottenham North CPZ, which restricts parking to permit holders only Monday to Saturday between the hours of 0800 – 1830, with extended hours on events days and extra hours on Sundays and Public Holidays. There are pay by phone parking bays located on High Road with a max stay of 2 hours and different operating times on event days. The proposal site PTAL rating ranges from 4-5 indicating that its access to public transport is very good when compared to London as a whole suggesting that there are opportunities for trips to be made to and from the site by modes other than the private car. The proposal site has convenient access to local shops, services, facilities and transport links. White Hart Lane Overground station is easily accessible from the location site with it only being approximately: a 4min walk and 2min bike ride. The site is served by several bus routes on High Road and White Hart Lane.
Unit mix 
Proposed: 287 x student rooms.
Car parking
Planning Policy requires that applications for planning permission be determined in accordance with the development plan unless material considerations indicate otherwise. The published London Plan 2021 Policy T6 Car parking 10.6.5 states that ‘where no standard is given, the level of parking should be determined on a case-by-case basis taking into account of Policy T6 Car Parking, current and future PTAL and wider measures of public transport, walking and cycling connectivity’. This policy will be utilised because no guidelines are specifically given to student accommodation within the London Plan 2021. This policy states that car free development should be a starting point for all proposals in places that are or planned in locations which are well connected to public transport, with developments elsewhere designed to provide the minimum necessary parking (‘car-lite’). This is further supported with Haringey Council’s published Development Management DPD, Policy DM32 Parking states that the council will support proposal for new developments with limited or no on-site parking, where:

· There are alternative and accessible means of transport available.
· Public transport accessibility is at least 4 as defined in the Public Transport Accessibility Index.
· A Controlled Parking Zone (CPZ) exists or will be provided prior to the occupation of the development.
· Parking is provided for disabled people.
· Parking is designated for occupiers of developments specified as car capped.

Taking into account the above policies and the sites car free nature, apart from the single provision of disabled parking bay, the development is in accordance with policy. To further ensure that the development does not produce any local vehicle trips the applicant would be required to enter into a S106 agreement prohibiting students from acquiring a residents parking permit.

With regards to disabled parking bays the Highway Authority appreciates the provision of on-site disabled parking for students of the development. Supplementary information has been provided by the applicant’s transport consultants on the method used to work out the disabled parking provision for the site. The applicant should identify and allow for the possible increase in the provision of on-site disabled parking bays as when the demand for it arise, as the number of those occupying the site will be around 287. Consequently, there may be a higher possibility of residents requiring use of a parking space due to disability and number of those living on-site. This supported by the London Plan 2021 Transport 10.6.23 which states that ‘The provision of disabled persons parking bays should be regularly monitored and reviewed to ensure the level is adequate and enforcement is effective’. All designated disabled person's parking bays and enlarged bays should be designed in accordance with the design guidance provided in BS8300: Vol 1. 
Trip generation 
Trip generation has been submitted as part of the application and included within the Transport Assessment. TRICs survey sites have been used as the basis of the analysis, with all 6 sites being used within London and bedroom numbers ranging from 103 – 1,100. Most of these sites have been surveyed before Covid 19 and its subsequent lockdowns, which could allude to differences in travel patterns from surveys conducted during Covid 19. Therefore, these sites might not truly reflective of what current travel trips might be from student accommodation. Trips for all modes of transport have been provided on for the AM and PM peaks only, with these trips being quite low for the number of bedrooms that are being provided for this proposal. It is more highly likely that most trips will be spread throughout the day as student accommodation does not tend to have the same AM/PM travel as residential developments. Additionally, this development it more likely to provide more cycling trips as a result of the high provision of on-site cycle parking. Overall, the Highway Authority finds the trip generation to be acceptable.
Car club 
The Highway Authority would require the developer to enter into a S106 agreement with Haringey Council for them to provide car club facilities in the local vicinity of the location site for the potential occupants of the development to make use of. This would assist with reducing the rate of car ownership from residents of this development and help to offset any potential parking impacts on local residential streets when the CPZ is not in operation. The Highway Authority would require the applicant to liaise with local car club operators who will advise on the local coverage and whether the applicant should be funding any new bays/cars in the locality to the site to meet future car club demand from the development. The applicant will be required to provide 3 years car club membership for each residential unit, along with £50 driving credit, which has been already stated within the submitted Transport Statement for this site.
Cycle parking 
The proposal site cycle parking provision for the student accommodation will be based upon standards within the published London Plan 2021 Policy T5 Cycle which are 0.75 spaces per bedroom for long-stay and 1 space per 40 bedrooms for short-stay. Use Class B1 long-stay 1 space per 150 sqm (GEA) and Use Class A3 short-stay 1 space per 40 sqm (GEA) have been used to determine the commercial on-site cycle parking by the developer. No justification or evidence has been given on the different Use Classes that have been used to determine this site’s commercial cycle provision or information which displays the workings out for the provision. Overall, the development would see the provision of 215 long-stay and 9 short-stay for the student accommodation and 4 long-stay and 9 short-stay for the commercial properties. The Highway Authority finds the student accommodation cycle provision to be satisfactory as it is in accordance with policy.
Plans have been received detailing the location of the on-site cycle parking for long-stay would be spread over 5 internal locations, with bikes being able to be parked on two-tier racks. These locations can be accessed from inside the courtyard of the development and outside on Brunswick Square and High Road. Short-stay cycle parking will be provided in the form of Sheffield stands on Brunswick and Percival Square. No information apart from floor plans have been provided on the exact design of the secure long-stay cycle parking for both the student accommodation, commercial units and how parking will be secure for students. This issue can be addressed with a pre-commencement planning condition requiring the applicant to submit details of cycle parking spaces in line with the London Plan and the London Cycle Design Standards (LCDS) which must be submitted and approved before development commences on site.
Electric vehicle charging
It appears with the provision of the 1 disabled parking bay on-site that it would not be supported with any electric vehicle charging points. The published London Plan 2021 does not contain any specific guidance on the provision of electric charging points for student accommodation. Although, Haringey Council’s Development Management DPD, Chapter 5 Transport & Parking 5.5 states that ‘the Council also supports the provision of electric charging points in new developments with the aim of encouraging greater use of electric vehicles’. Therefore, the Highway Authority would request that full provision of an active charging point is provided from onset for the disabled parking space to maximise the support of electric vehicle travel to the site. This issue can be addressed by way of a planning condition.
Access 
The submissions Transport Assessment has included an Active Travel Zone (ATZ) assessment which has covered a 20-minute cycle distance from the site. It includes an assessment of the environment and main routes for both pedestrians and cyclists to the site, along with key destinations. These routes have been assessed using Healthy Streets and suggestions on how they can be improved for both. These routes are as follows: from the Site to Upper Edmonton High Street, from the Site to Northumberland Park Rail Station, from the Site to Bruce Castle Park, from the Site to St. Paul’s Church on Park Lane, and from the Site to Lordship Lane. Collision data has been included within the ATZ by the developer for a three-year period to November 2020. However, the data has been presented in a table with the junction locations given, which can make the data hard to follow and understand. Consequently, the Highway Authority has examined collision data via Transport for London’s Road Safety Data Reports that only included pedestrians and cyclists in the mode of transport. It can be seen in the vicinity to the junction with Northumberland Park and High Road that 4 slight and 1 serious collision took place that involved both cyclists and pedestrians, this has taken place near to Percival Court. 2 slight collisions involving a cyclist and pedestrian at the junction Brunswick and High Road. Additionally, 2 slight and 1 serios collisions happened on the junction with White Hart Lane and High Road. Therefore, the Highway Authority would require the developer to provide funding towards a highway improvement scheme which will address issues surrounding pedestrian and cyclist road safety within the vicinity of the site.
Highways works
As previously mentioned, Brunswick Square is an adopted road which the developer wishes to propose several changes to it as part of this application. The road will be widened as to provide a better and safer environment for vehicles servicing and delivering to the site and those occupants who cycle to/from it. The southern side of Brunswick Square is envisaged to have a footway and provide pedestrian route to the Printworks building. The road will have a max speed of 20 mph which is reflective of that on High Road. All works that take place on the adopted highway will be subjected to a S.278 agreement between the applicant and the Council. The applicant will be required to enter the S.278 agreement before any works commence on site. Clarification is required on the widening of Brunswick Square and adoption of the new strip of land byway of a S.38 agreement including the commuted sum for maintenance.
Service and Delivery 
A draft Service and Delivery Plan has been received which sets out some detail for the site. All of the sites proposed servicing and deliveries would take place on two new loading bays which are located on the southern part of Brunswick Square. Refuse collection is anticipated to take place on the loading bays and be done by a private refuse collector, the bays are nearby to the sites refuse stores. Vehicle types that are expected to service the commercial units are expected to be a combination of heavy and light good vehicles, with a maximum length of 8m and weight of 7.5t. The student accommodation would have services/deliveries by Light Goods Vehicles (LGV) of 6m length and Medium Goods Vehicles (MGV) of 8m length.
A turning head located northern part of the development, and which leads onto Brunswick Square would be provided for vehicle servicing/delivering to turn around and leave in a froward gear back onto High Road. Some swept path drawings have been provided as a part of the Transport Statement which displays the loading bays being fully occupied with a vehicle leaving whilst a vehicle is still parked up. However, it is difficult to distinguish between the different type of vehicles that are shown in the drawings. Nothing has been suggested on how the turning head will be managed to prevent vehicles from parking inside of it and blocking access for vehicles visiting the site to fully manoeuvre and leave in a forward gear. The Highway Authority will condition the submission of Service and Delivery Plan.
Construction and logistics 
A draft Construction and Logistics Plan has been developed and submitted a part of this submission, which sets out the basic principles to the development construction. Provision should be made for on-site cycle parking for workers, as this will promote cycling to the site, and it is well supported by local cycle infrastructure. Given the sites connectivity to public transport and the locality of CPZs no on-site car parking should be provided for workers. Deliveries will be made between the hours of 08:00 – 15:00, although this would mean that deliveries are being made within the peak times. The following times: 08:00-09:00, 15:00-16:00, and 17:00-18:00 are recommended to be avoided by the delivery vehicles. This is to avoid peak time traffic and school drop-off/pick up times by both construction and delivery vehicles visiting the site. There is mention of Brunswick Square being used for access and egress of vehicles, though no  details were given on whether the access would be widened before the stage which would require larger vehicles to visit the site as it is currently only has a width c.3.4m. Effort should be made to have a process in place to deal with deliveries that turn up late or announced as to deal to avoid any negative impact to the highway. Overall, the Highway Authority welcomes the inclusion of a draft Construction and Logistics Plan, though a more detailed documented is needed. 
The Highway Authority would require that a Construction Logistics Plan (CLP) be submitted by the developer/applicant, this can be secured via a S.106 obligation. The developer/applicant will need to adhere to Transport for London’s guidance when compiling the documents, construction activity should also be planned to avoid the critical school drop off and collection periods, the applicant will be required to pay a construction travel plan contribution of fifteen thousand pounds (£15,000) for the monitoring of the construction activities on site.
Recommendation 
There are no highway objection to this proposal subject to the following conditions and s.106 obligations.
Conditions
1. Delivery and Servicing Plan and Waste Management
The owner shall be required to submit a Delivery and Servicing Plan (DSP) for the local authority’s approval. The DSP must be in place prior to occupation of the development. The service and deliver plan must also include a waste management plan which includes details of how refuse is to be collected from the site, the plan should be prepared in line with the requirements of the Council’s waste management service which must ensure that all bins are within 10 metres carrying distances of a refuse truck on a waste collection day.

Reason: To ensure that the development does not prejudice the free flow of traffic or public safety along the neighbouring highway.
2. Cycle Parking 
The applicant will be required to submit to the Highway Authority plans showing accessible; sheltered, and secure student accommodation cycle parking for 215 long-stay cycle spaces, with 9 long-stay, and commercial cycle parking for 4 long-stay and 9 short-stay. 
The applicant will be required to submit plans to the Highway Authority in detail showing the design and type of on-site cycle parking for both short and long stay, the details should be submitted before development commences on site.
Reason: To ensure that cycle parking is provided in line with the published London Plan 2021 Policy T5 Cycle and Transport for London’s published London Cycle Design Standard (LCDS).



4. Electric Vehicle Charging 
Subject to a condition requiring the provision of 1no. active electric vehicle charging points to serve the on-site parking disabled persons parking bay spaces from onset.
Reason: to be in accordance with published Haringey Council Development Management DPD, Chapter 5 Transport & Parking.
5. Disabled Parking Bays 
The applicant will be required to submit and provide plans showing 1no. on-site disabled persons parking bays. 
REASON: to ensure the development is in accordance with the published London Plan 2021.
S.106 Obligations
1. Construction Logistics and Management Plan
The applicant/developer is required to submit a Construction Logistics and Management Plan, 6 months (six months) prior to the commencement of development, and approved in writing by the local planning authority. The applicant will be required to contribute, by way of a Section 106 agreement, a sum of £15,000 (fifteen thousand pounds) to cover officer time required to administer and oversee the temporary arrangements, and ensure highways impacts are managed to minimise nuisance for other highways users, local residents and businesses. The plan shall include the following matters, but not limited to, and the development shall be undertaken in accordance with the details as approved:
a) Routing of excavation and construction vehicles, including a response to existing or known projected major building works at other sites in the vicinity and local works on the highway.
b) The estimated number and type of vehicles per day/week.
c) Estimates for the number and type of parking suspensions that will be required.
d) Details of measures to protect pedestrians and other highway users from construction activities on the highway.
e) The undertaking of a highway dilapidation survey.
f) The implementation of the Construction Logistics and Community Safety (CLOCS) standard.
Reason: to ensure that the impacts of the development proposal on the local highways network are minimised during construction, and to coordinate construction activities in key regeneration areas which will have increased construction activities.
2. Car-Free Agreement
[bookmark: _Hlk146879407]The owner is required to enter into a Section 106 Agreement to ensure that the residential units are defined as “car free” and therefore no residents therein will be entitled to apply for a residents parking permit under the terms of the relevant Traffic Management Order (TMO) controlling on-street parking in the vicinity of the development. The applicant must contribute a sum of £4000 (four thousand pounds) towards the amendment of the Traffic Management Order for this purpose.
Reason:  To ensure that the development proposal is car-free and any residual car parking demand generated by the development will not impact on existing residential amenity.
3. Car Club Membership
The applicant will be required to enter into a Section 106 Agreement to establish a car club scheme, which includes the provision of three years’ free membership for all residents and £50 (fifty pounds in credit) per year/per unit for the first 3 years.
Reason: To enable residential occupiers to consider sustainable transport options, as part of the measures to limit any net increase in travel movements.
4. Student Accommodation Travel Plan 
Within six (6) months of first occupation of the proposed new student accommodation development a Travel Plan for the approved residential uses shall have been submitted to and approved by the Local Planning Authority detailing means of conveying information for new occupiers and techniques for advising residents of sustainable travel options. The Travel Plan shall then be implemented in accordance with a timetable of implementation, monitoring and review to be agreed in writing by the Local Planning Authority, we will require the following measures to be included as part of the travel plan in order to maximise the use of public transport:
a) The developer must appoint a travel plan co-ordinator, working in collaboration with the Estate Management Team, to monitor the travel plan initiatives annually for a minimum period of 5 years.
b) Provision of welcome induction packs containing public transport and cycling/walking information to every new resident, along with a £200 voucher for active travel related equipment purchases.
c) The applicants are required to pay a sum of, £2,000 (two thousand pounds) for five years £10,000 (ten thousand pounds) in total for the monitoring of the travel plan initiatives.

[bookmark: _Hlk148365494]Reason: To enable residential occupiers to consider sustainable transport options, as part of the measures to limit any net increase in travel movements. 
5. Commercial Travel Plan 
The Applicant will be required to enter a Section 106 agreement to secure a commercial Travel Plan. As part of the travel plan, the following measures must be included in order to maximise the use of public transport:
[bookmark: _Hlk147315862]a) The applicant submits a commercial Travel Plan for the commercial aspect of the Development and appoints a travel plan coordinator who must work in collaboration with the Facility Management Team to monitor the travel plan initiatives annually for a period of 5 years and must include the following measures:
[bookmark: _Hlk147315883]a) Provision of welcome workplace induction packs containing public transport and cycling/walking information, available bus/rail/tube services, map and timetables to all new residents, travel pack to be approved by the Councils transportation planning team.
c) The applicant will be required to provide, showers lockers and changing room facility for the workplace element of the development.
d) The developer is required to pay a sum of £2,000 (two thousand pounds) per year per travel plan for monitoring of the travel plan for a period of 5 years. This must be secured by S.106 agreement.
Reason: To promote travel by sustainable modes of transport in line with the London Plan and the
Council’s Local Plan SP7 and the Development Management DMPD Policy DM 32.
6. Highways works 
The applicant will be required to provide a detailed design for Brunswick Square, including CCTV, lighting improvements, details will also be required in relation to the proposed widening, including adoption and long-term maintenance, the drawing should include, existing conditions surveys construction details, signing and lining, the scheme should be design in line with the ‘Healthy Streets’ indicators perspective.
The owner will be required to enter into agreement with the Highway Authority under Section 38, 278 of the Highways Act to pay for any necessary highway works, which includes if required, but not limited to, footway improvement works, access to the Highway, measures for street furniture relocation, carriageway markings, and access and visibility safety requirements. Unavoidable works required to be undertaken by Statutory Services will not be included in the Highway Works Estimate or Payment. In addition, the cost estimate will be based on current highways rates for the permanent highways scheme. The developer will be required to provide details of any temporary highways scheme required to enable the occupation of each phase of the development, which will have to be costed and implemented independently of the cost estimate for the permanent works. The applicant will be required to enter into the required agreements before development commences on site.
Reason: To implement the proposed highways works to facilitate future access to the development
7. Highways Local Safety/ Vision Zero contribution 
In line with the comments and the review of the ATZ submitted as part of the development proposal, we will require the applicant to pay a contribution of one hundred thousand pounds (£100,000) toward the Council accident reduction strategy to reduce pedestrian and cycle collision on the corridor between the Junction of Park Lan j/w the High Road and High Road j/w Brantwood Road.
Reason: to mitigate the against the additional pedestrian and cycling trips that will be generated by the site and the potential increase in pedestrian and cycling collision, in line with the Mayors Vision Zero strategy and the Borough’s collision reduction strategy.




