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For the attention of Steve Weaver
Dear Sir,

HYBRID APPLICATION: - Full planning permission for Phase 1 comprising up to 1243 sqm (gross internal) of Class B1c (light industry) and/or Class B2 (general industrial) and/or Class B8 use (storage and distribution), to include ancillary trade counters and B1a use (offices), with associated access, car parking and landscaping. Outline planning permission for Phase 2 comprising up to 3388 sqm (gross internal) of Class B1c (light industry) and/or Class B2 (general industrial) and/or Class B8 use (storage and distribution), to include ancillary trade counters and B1a use (offices), with associated access and car parking at Nos. 4-10 Solent Road, Havant

Thank you for the opportunity to comment on the above planning application. I have considered the application form, plans and the Transport Statement dated 8 May 2012, along with relevant sections of the Design & Access Statement (DAS), also dated May 2012.

The comments made in this letter reflect the DfT’s Guidance on Transport Assessment (March 2007) and the DCLG’s publication, National Planning Policy Framework, dated March 2012. My commentary has concentrated on the following topics:

· Site accessibility; 

· Road traffic accidents; 

· Traffic generation; 

· Proposed numbers of car and cycle parking spaces;
· Parking layout issues; 

· Servicing by heavy goods vehicles (HGVs); and 

· The framework travel plan.

I note that this is a hybrid application, with part of the site (Units 1 and 2; Phase 1) submitted for full planning permission and the rest (Units 3 and 4; Phase 2) for outline planning permission. According to the planning statement, permissions were granted in the 1950s and 1960s for a factory and single-storey workshops on the site. The current application is for B1(c) and/or B2 and/or B8 use class development.

The outline application requires access and layout matters to be determined at this stage and I have provided comment on these matters relating to both the full and outline application areas.  

Existing Conditions: Accessibility
The site has relatively good accessibility by non-car modes. The north-east corner of the application site is approximately 940m from Havant rail station (via Brockhampton Lane, West Street, Park Road and Elm Lane), not within 800m as suggested in the Transport Statement. The site is 640m from Havant Bus Station (via Brockhampton Lane and the West Street access to the bus station) and 400m to the edge of the town centre defined in the Core Strategy. The north-west corner of the site is slightly closer to Bedhampton Rail Station, at 720m. 

Existing Conditions: Road Traffic Accidents
The transport statement outlines recorded traffic accidents which occurred in the vicinity of the application site. Whilst the summary details are given in Table 2.3 state 10 accidents, this is then totalled as 12, and the accompanying text states 33 accidents took place. Overlooking these presumed errors, all bar one of the accidents were slight in severity and very few occurred in close proximity to the site. 
Traffic Generation 
The transport statement outlines that the application site has vacant industrial buildings totalling 5,533sqm of gross floor area (GFA). This is slightly more than the proposed 4,631sqm GFA of the application. The proposed floorspace is disaggregated into 4 separate industrial units, the first two of which, according to the DAS, have known end users relocating from a nearby location to the west, as follows:  

· Unit 1
639sqm

· Unit 2
465+139sqm

· Unit 3
2272sqm

· Unit 4
1116sqm

· Total

4631sqm

The applicant wishes to have flexibility in the use of the space for either B1(c)(light industrial), B2 (general industrial) or B8 (storage and distribution). Of these, B8 land uses tend to generate the fewest vehicular trips. The transport statement explains that since the existing buildings are vacant, reference was made to TRICS to understand likely trips which could be generated from the ‘industrial units’ TRICS land use category for that amount of floorspace. This gave an estimated 23 two-way vehicular trips to the site in the standard AM peak hour and 17 two-way vehicular trips in the standards PM peak hour. 
The transport statement outlines that the reduction in overall floorspace from 5,533sqm to 4,631sqm is forecast to lead to a modest reduction in trips in the peak hours (4 fewer in the standard AM peak hour and 3 fewer in the standard PM peak hour). If part of the site is used for B8 purposes then there are likely to be fewer trips than outlined in the assessment. Therefore the proposals do not give rise to concerns for the local highway authority from a traffic generation perspective. 
Car & Cycle Parking 
The transport statement outlines that 103 car parking spaces are proposed and 29 cycle stands (giving space for 58 cycles). The transport statement states that the amount of parking was determined with reference to local parking guidance and the consideration of levels of use which would be generated and goes on to say that the proposed parking provision is thought to adequately meet the requirements of the development.

The Borough Council have adopted the County Council’s parking standards as part of Policy DM14 of your Core Strategy, subject to some amendments, including that the reductions in spaces permissible in highly accessible locations in the borough are reserved for within the town centre boundaries of Havant & Waterlooville. As explained above, the site is 400m outside Havant town centre. 

Whilst the applicant’s proposal of 103 spaces is the maximum permitted if the entire development is used for B1(c) or B2 uses, it would represent almost double the number of spaces permitted if the site is developed entirely for B8 uses. This would be of concern to the County Council. In addition, the development is for 4 separate units, which the site plan (ref HA SR TP 01/rev G) appears to indicate will have separate parking areas. As a result, I have made an assessment of the parking provided at each unit.  

Table A below outlines the maximum car parking spaces for each unit permitted by the standards. 

Table A: Maximum car parking spaces permitted by Havant Core Strategy

	Use Class
	Proposed Spaces
	Maximum spaces permitted

	
	
	B1(c) Light industry
	B2 General industrial
	B8 (Storage & distribution)

	Car parking standard 
	-
	1 space/ 45sqm
	1 space/ 45sqm
	1 space/90sqm 

	Overall development (4631sqm)
	103
	103
	103
	51

	Unit 1 (639sqm)
	6
	14
	14
	7

	Unit 2 (604sqm)
	9
	13
	13
	7

	Unit 3 (2,272sqm)
	56+9
	50
	50
	25

	Unit 4 (1,116sqm)
	23
	25
	25
	12


Units 1 and 2 provide parking in line with standards for B8 uses but half the maximum permitted for B1(c) and B2 uses. As the known end users appear to be B1(c) or B2 industrial uses, rather than B8 storage use it is possible that insufficient parking is currently being provided. In order to ensure the appropriate amount of parking is provided, I would like to know a) how many parking spaces the intended occupiers have at their current location and b) reasons why providing significantly less parking than the maximum standards is appropriate in this instance. . 

Conversely, Units 3 and 4 are to be provided with parking spaces broadly in line with the maxima permitted for B1(c) or B2 uses; however, if they are used for B8 uses then the parking would significantly exceed that permitted by the standards. The County Council anticipates that any full application for B8 uses in Phase 2 would require fewer parking spaces to be provided. 
Table B below outlines the minimum cycle parking spaces permitted by the standards set out in Policy DM14.

Table B: Cycle stands prescribed by Havant Core Strategy

	Use Class
	Proposed stands
	Minimum cycle parking standard

	
	
	B1(c) Light industry
	B2 General industrial
	B8 (Storage and distribution)

	Long-stay (staff) 
	-
	1 stand/250sqm
	1 stand/350sqm
	1 stand/500sqm

	Short-stay (visitors)
	-
	1 stand/500sqm
	1 stand/500sqm
	1 stand/1000sqm

	Overall development (4631sqm)
	19+10
	19+9
	13+9
	9+5

	Unit 1 (639sqm)
	Not disaggregated
	3+1
	2+1
	1+1

	Unit 2 (604sqm)
	
	2+1
	2+1
	1+1

	Unit 3 (2,272sqm)
	
	9+5
	6+5
	5+2

	Unit 4 (1,116sqm)
	
	4+2
	3+2
	2+1


The transport statement states that the proposed development will provide 29 stands, which is in line with the standard for B1(c) uses, which is the most stringent standard of the three potential land uses. This is welcomed; however, the site plan appears to depict cycles, rather than cycle stands. I would therefore like confirmation from the applicant that there is sufficient space to provide the additional stands, particularly the 14 stands required for Unit 3. 

Site Layout Issues

In terms of site layout, I have presumed that the nine parking spaces to the east of Unit 3 are related to that unit. It is not clear whether this is correct or why they require a separate access from Brockhampton Lane, rather than the main, more legible accesses on Solent Road. I would have preferred to see the number of accesses reduced on Brockhampton Lane. 

The main entrances for Units 1 and 2 are on the buildings’ north elevations and this is where the visitor cycle parking should be provided, separate to that provided in the rear yards for employees. It is difficult to comment on whether the cycle stand locations for Units 3 and 4 are appropriate as the customer and employee entrances into each unit are not annotated. I would require the applicant to provide confirmation on these matters to be able to comment.  

The DAS explains that the design maximises the opportunity for the separation of service and customer vehicles, which is welcomed. However, footways do not appear to be provided within the site to enable pedestrians to reach each unit without recourse to the carriageway or straying into vehicle manoeuvring space. I am keen that the applicant should reconsider this arrangement. 

Servicing and related matters
The proposed means of servicing the site by HGVs are different for each unit. The DAS explains that it is the applicant’s intention to bring forward Units 1 and 2 as Phase 1 and Units 3 and 4 as Phase 2, so servicing routes through the site would change when the Phase 2 is opened.  

The DAS states that vehicles will leave the site via an egress point onto Brockhampton Lane. It goes on to say that this would use the existing access (presumably referring to the south-eastern corner of the site) until such time as a new egress point was constructed as part of Phase 2 further north on the eastern site boundary. The transport statement notes that each unit is serviced by vehicles routing through the site between Solent Road and Brockhampton Lane but explains that manoeuvres can be undertaken in either a clockwise or anti-clockwise fashion. I am not clear whether this is a reference to a) HGVs entering between Units 2 and 3 and circulating anticlockwise through the yards of Units 1 and 2, or b) entering the site from Brockhampton Lane. This needs clarification. 
Drawing Number 14126-06 outlines how HGVs would access and egress the application site and serve each unit. However, there is inconsistency in the four tracking movement drawings as three of the four show HGVs entering from Solent Road and leaving via Brockhampton Lane, whilst the fourth (the bottom right hand drawing on the sheet) shows vehicles entering along Brockhampton Lane and departing to Solent Road. I presume this is inattention to detail. 
None of the drawings illustrate how HGVs would reverse into loading bays at the rear of the units; furthermore the location of the loading bays for Units 3 and 4 is not identified.  Units 1 and 2 have small rear yards which may make HGV manoeuvring within them difficult; in addition the space between Unit 2’s yard at Unit 3 appears to make HGV movements from Unit 1 very difficult to achieve.  

Whilst the vehicle tracking drawing shows that there is sufficient width for an HGV to pass along Brockhampton Lane, it appears two vehicles could have difficulty passing each other. The effective width is also often reduced by the parked cars of residents of 27-39 Brockhampton Lane. Due to the proliferation of no waiting yellow line markings which already exist in the area, the residents of these properties have little alternative than to park on the section of Brockhampton lane south of Solent Road. They have genuine concerns that the submitted application would prevent them from parking there. 
Whilst recognising that the residents have no absolute right to park close to or outside their property, the County Council would not wish the local parking situation to be worsened by this application. As a result, the applicant should give proper thought to ways in which parking and HGV movements can both take place along this section of highway. This should consider whether any access onto Brockhampton Lane is necessary and if so whether footways can be constructed where they do not currently exist and whether a redesign of the Brockhampton Lane and Solent Road junction is required, perhaps including a kerb build-out of the south-eastern corner.  
Framework Travel Plan

The transport consultant has provided a Framework Travel Plan as an appendix to the transport statement. This appears to re-use a travel plan template for another site, which is fine in principle, but the template has not been amended to reflect the site in question. The application is not an extension of an existing development but new-build. Two of the units have known end users, and therefore baseline staff travel is established and known. On a site of this kind it is important the measures are realistic and tailored and make best use of information and initiatives that is already freely available rather than seeking to duplicate it. 

Summary

Thank you for the opportunity to comment on the planning application for the proposed employment development on Solent Road. As it stands I have concerns over this application on a number of issues. The parking provided for Units 1 and 2 is in line with standards for B8 uses but appear to be too low for general industrial users (either those lined up to occupy the site on its completion or may occupy them in the future). A suitable number of cycle parking stands are discussed in the transport statement but the accompanying plans appear to show a lesser number of stands appear and this needs to be rectified. 
In my view this proposal is a missed opportunity to rationalise access to and from the site via Solent Road which is a road entirely suitable for this purpose I will require the applicant or their consultants to provide further information on HGV servicing arrangements with an emphasis on how the impact of servicing vehicles and general development traffic movement related to the site along Brockhampton Lane can be reduced to an absolute necessary minimum or preferably removed altogether. 
Until the above points have been addressed I will not be able to provide a positive recommendation. I trust the above is clear but please do not hesitate to contact me on the above number should you wish to discuss anything further.

Yours sincerely

Steve Jenkins

Team Leader, Strategic Transport Group
cc: Havant Borough Council, Transport, Pip Marshall







Call charges apply. For information see www.hants.gov.uk


