HGY/2023/0894 - 27-31 Garman Road, London, N17 0UP
Erection of two replacement units designed to match the original units following fire damage and demolition of the original units (MAJOR APPLICATION)

This application is for the construction of two replacement industrial units at this site.

Development proposals
The TA details that prior to the fire, the site included two warehouse spaces, one with a loading area, and three small ancillary office spaces within the centre of the building frontage. The building was single-storey. Roller shutter doors were available on each side of the frontage for goods access and egress.

The applicant is seeking to effectively replace these two buildings, with a pair of single-storey warehouses, each with ancillary offices at ground and first floor levels. Apparently differing to the previous arrangements, the applicant is proposing areas to be set back from the highway on each side for goods vehicles to reverse into the site and load/unload without obstructing the footway or carriageway. Each new warehouse will also be provided with a single disabled off-street car parking space.

The combined floor area of the previous units are detailed as being 1041sqm in total, however there are some minor discrepancies between the different application documents. The 1041 sqm floor area has been used for assessing the previous trip generation characteristics.

The two new buildings are detailed as having slightly smaller floor areas than existing, as detailed below;

Unit 1 – 415 sqm B2/B8 and 75 sqm B1 office
Unit 2 – 415 sqm B2/B8 and 75 sqm B1 office

The total B2/B2/B8 floor space would be 915sqm so a reduction compared to previous arrangements on this site.

The various documents submitted indicate there will be two blue badge parking spaces, and that the roller shutters will be set back 14m from the public highway which would enable delivery and service vehicles to access from the highway and be completely contained within the site for loading/unloading.  The applicant also proposes internal long stay and external short stay cycle parking.

There are no proposals to alter the existing highway crossover and site access arrangements off Garman Road.

Location and access
This site is located to the eastern side of Garman Road, at a position roughly midpoint between the junctions of Garman Road with Sedge Road and Marigold Road.

The PTAL value of the site is 2, considered ‘poor’ access to public transport services. 4 different bus services are accessible within 4 to 7 minutes’ walk of the site, and Northumberland Park Station is a 4 minute walk away. 

It is also within the Tottenham Event Day CPZ, which comes into operation on event and match days at the Tottenham Hotspur Stadium, generally this is between 17.00- 2030 on weekdays and 12.00 to 20.00 on weekends and back holidays.

At present there are CPZ bays to both sides of Garman Road in the vicinity of the site access along with a length of double yellow lining across the existing site crossover. This is quite a wide crossover and the eventual appropriate highway arrangements including the site access are yet to be determined. 

Transportation considerations
The details included within the application documents are short on a lot of detail, as has been commented by Transportation officers during the consideration period for this application. The following headings discuss the requirements and identify shortfalls in information that will need to be addressed by the provision of further information for review and approval. A series of pre commencement conditions and S106 arrangements will be necessary if planning colleagues are minded to grant consent.

Trip generation and transport impact
In overall transportation impact terms, it is noted that the floor area of replacement B1/B2/B8 in total will be lower than what existing previously on the site. It is also noted that is will be the same use class and that one of the future occupiers will be Finebake.

Therefore, in overall transportation impact terms, this proposal is likely to have a slightly reduced transportation impact than the previous arrangements. So should not result in uplifts in trip numbers onto the highway and public transport networks. 

Some trip generation information has been included, which references for the previous 1041 sqm building, 5 two ways trips in the AM and PM peaks, and between 30 to 40 on a daily basis. The conclusion is that there will be a slight reduction compared to this. 

On site car parking
Two blue badge parking spaces are referred to within the application, however no layout drawings have been provided to demonstrate how these can be satisfactorily provided and accessed. The applicant will be required to demonstrate how they will be able to provide these spaces and meet London Plan requirements with respect to disabled parking for the development.

A pre commencement condition to provide full details demonstrating the ability to provide and access two off street spaces will be required.

On site cycle parking 
There is also reference to the provision of 3 long stay cycle parking spaces within each building (6 in total) and 4 short stay spaces, to be located between the blue badge parking bays. The numbers proposed would meet London Plan requirements. However, again, no details have been provided so the applicant needs to provide information to demonstrate the ability to provide cycle parking to meet the numerical requirements and also demonstrate adherence with the London Cycle Design Standards as produced by TfL. 

A pre commencement cycle parking details condition will be required. 

Delivery and servicing arrangements
The documents submitted reference a 14m clear space in front of the roller shutters to enable vehicles to access the site and load/unload without impacting the safe and smooth operation of the public highway.  The largest vehicle to visit the site according to the submission documents is a 7.2m long sprinter van. A swept path plot has been provided by the applicant, however this doesn’t indicate consideration of a vehicle of this length and nor does the swept path plot include the layout details of the new development to enable any assessment by Transportation.

With regards to refuse and recycling storage and collection arrangements, the applicant will need to ensure they meet the requirements of Haringey’s waste team and from the transportation perspective, it will need to be clarified if a private contractor will be utilised or whether the Councill will collect. In any instance the applicant will need to provide full details including the location and predicted duration of any collection vehicle dwelling on the highway. 

A Delivery and Servicing plan will be required and covered by pre commencement condition. This will need to include full layout details of the off highway area that will be used for deliveries and servicing, and this will need to include swept path plots and demonstrate that all delivery and service vehicles can access, egress and manoeuvre within the site, and that the on site parking/dwell arrangements will be sufficient to meet all demands off of the public highway. 

Travel Plan
The application does not detail the anticipated numbers of employees and visitors that will attend site.  For the floor area proposed, and high car mode share for trips to the site as detailed in the application documents, it will be appropriate to have a Travel Plan statement for the development. This document will promote the use of sustainable transport modes by employees and visitors and accordingly reduce single occupancy car journeys to and from the site. 

A S106 obligation to implement this and to meet the Council’s officer time for monitoring and review will be required. 

Site access and highway arrangements
The existing arrangements for access from the highway for this site include a wide crossover with double yellow line restrictions along the full width and more, and CPZ parking bays adjacent to this and opposite the site. The applicant has indicated on their application form that no changes are proposed for this access. 

Without sight of the swept path plot for the largest vehicle intended to visit and service this site, and the internal layout of the development, including the building footprints, blue badge parking, cycle parking and service hardstandings in front of the roller shutter door arrangements, it is not possible to determine what the appropriate  crossover and on street waiting and loading restriction arrangements will be. 

A S278 Agreement or similar to be determined by the Highway Authority, to cover the appropriate highway changes to accommodate this development and also reconstruct the footway and crossover at the site access. 

A S106 obligation for this will be required.

The applicant should also note that depending on the access requirements, the Council’s parking team may require a contribution to amend and refine existing parking and waiting arrangements on street. Until we collectively have sight of the above information it is not possible to clarify this.

Development build out
This site is located to the eastern side of Garman Road, and is adjacent to other industrial/commercial buildings/enterprises, along with a high level of on street parking and a loading bay to the immediate south of it.

Therefore, when it comes to site clearance/demolition and construction of the new development, a full detailed draft of a Construction Logistics Plan will be required, to detail how the site activity will be carried out and managed, to minimise potential impacts on both the safe and smooth operation of the public highway, and the operation of the adjacent and nearby businesses.

The applicant will need to liaise with Highways and Network Management teams at the council to agree arrangements for materials deliveries ad arisings collections, including the sizes and frequencies of vehicle arrivals and departures, to avoid the appropriate peak AM and PM periods, ensuring all movements are planned and managed to prevent vehicles waiting on the highway. Any temporary adjustments to on street waiting and loading restrictions will need to be approved and agreed along with full details of proposed arrangements for movement of any materials from or to the highway to ensure safe practices. 

There will need to be a S106 obligation for the CLP, to include for the costs of Network Manager/Highways Officer time to oversee on highway activity associated with the build out and any associated administrative processes.

Transportation conclusions and summary
This application seeks to reprovide a B1/B2/B8 light industrial building with office accommodation at this site, to replace the previous building destroyed by fire. A slightly smaller development is proposed. In transportation impact terms this should be acceptable based on a very similar trip generation from the end users, one of which is known. 

However, the submitted documents are very light on detail, so as submitted there is insufficient information to properly assess this application from the transportation perspective, with respect to parking, access, deliveries and servicing, cycle parking, and the build out of the development.

Therefore, if planning colleagues are minded to grant permission, there will be a number of pre commencement conditions and planning obligations required to make this development acceptable to Transportation.  These are as follows;

Pre commencement conditions

1. Blue badge parking provision
The applicant will be required to submit and provide plans showing both commercial units having access to a wheelchair accessible car parking space from the onset; this must be submitted for approval before any development commences on site. 

REASON: to ensure the development is in accordance with the published London Plan 2021 T6.5 disabled parking.

2. Cycle parking provision and details
No development shall take place until scaled drawings with details of the location and dimensions of long stay (secure and covered cycle parking facilities) and short stay cycle parking, and the associated showers and storage lockers for cyclists, have been submitted to and approved in writing by the Local Planning Authority. The proposed development shall not be occupied until London Plan numerical requirement cycle parking for the employees and visitors of the proposed development have been installed in accordance with the approved details and the London Cycling Design Standards. Such spaces shall be retained thereafter for this use only.
 
Reason: To promote travel by sustainable modes of transport and to comply with the London Plan (2021) minimum cycle parking standards and the London Cycle Design Standards.

3. Delivery and servicing plan
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.  This plan will need to provide a scaled drawing of the off highway area that will be used for deliveries and servicing, to demonstrate that deliveries can take place without impacting on the public highway.

Also required will be 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 distance of a refuse truck on a waste collection day. It should demonstrate how the development will include the consolidation of deliveries and enable last mile delivery using cargo bikes. 

This document should be produced in line with TfL guidance.

The final DSP must be submitted at least 6 months before the site is occupied and must be reviewed annually in line with the travel plan for a period of 3 years unless otherwise agreed by the highway's authority.

Reason: To ensure that the development does not prejudice the free flow of traffic or public safety along the neighbouring highway and to comply with the TfL DSP guidance 2020

S106 obligations
1. Construction Logistics 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 works cannot commence until this is 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 £5,000 (five thousand pounds) to cover officer time required to administer and oversee the 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 and means of slot booking 	to avoid vehicles waiting on the highway and avoid the AM and PM peaks
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 highways condition survey before and after completion.
f)	The implementation and use of the Construction Logistics and Community Safety 	(CLOCS) standard. 
g)	The applicant will be required to contact LBH Highways to agree pre commencement 	condition surveys. 
h)	Site logistics layout plan, including parking suspensions, turning movements, and 	closure of footways.
i)	 Swept path drawings.

Reason: To provide the framework for understanding and managing construction vehicle activity into and out of a proposed development in combination with other sites in the Wood Green area and to encourage modal shift and reducing overall vehicle numbers. To give the Council an overview of the expected logistics activity during the construction programme. To protect the amenity of neighbouring properties and to maintain traffic safety.



Travel Plan
A travel plan statement must be secured by the S.106 agreement and submitted 6 months before occupation. As part of the travel plan, the following measures must be included in order to maximise the use of public transport.

a)	The applicant submits a Travel Plan statement for 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:
b)	Provision of commercial induction packs containing public transport and 	cycling/walking information, available bus/rail/tube services, showers. Lockers, 	map and timetables to all new staff, 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 	development. 
d)	The developer is required to pay a sum of £3,000 (three thousand pounds) per year 	for monitoring of the travel plan for a period of 5 years. This must be secured by the 	S.106 agreement.
e)	The first survey should be completed 6 months post occupation or on 50% 	occupation whichever is sooner.

Reason: To promote travel by sustainable modes of transport in line with the London Plan 2021 and the Council’s Local Plan SP7 and the Development Management DMPD Policy DM 32.

Section 278/Highways agreement
The applicant will be required to enter into agreement with the Highway Authority under Section 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, improved pedestrian and cycling infrastructure and any alterations to on street waiting and loading restrictions.

The developer will also be required to provide details of any temporary highways arrangements including temporary TMO’s required to enable the construction of the development, which will have to be costed and implemented independently of the main S.278 works. 

The applicant will be required to provide an existing condition surveys, arrangements to be agreed with the Highway Authority, construction details, signing and lining, the scheme should be design in line with the ‘Healthy Streets’ indicators perspective, full list of requirements to be agreed with the Highways Authority.

The applicant will be required to submit detailed drawings and a Stage 1 and 2 road safety audit of the highways works for all elements of the scheme including the details of the footpath, these drawings should be submitted for approval before any development commences on site.

Reason: To implement the proposed highways works to facilitate future access to the development Site and to protect the integrity of the highways network.









