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	TRANSPORT STRATEGY
PUBLIC REALM & PLANNING  


	To:
	David Fowler

	From:
	Marina Rochette (Transport Planning) 

	Date:
	22 January 2015

	Re:
	87-89 Cleveland Street

London

W1T 6PJ

	Proposal:
	Observations to the City of Westminster for the demolition of existing building and redevelopment to provide a building of three blocks (Block A - comprising ground and nine upper floors, Block B - ground and three upper floors and Block C - ground and three upper floors) with basement and smaller sub-basement below and each separated by landscaped areas. For a mix of upto 105 residential units, provision of a petrol filling station (accessed from Clipstone Mews, exit onto Cleveland Street), provision of a mix of retail (Class A1), restaurant (Class A3), drinking establishment (Class A4), office (Class B1), non-residential institution (Class D1) and assembly and leisure (Class D2) floorspace and associated landscaping, and provision of 46 residential parking spaces and associated plant space across sub-basement, basement and ground floor levels (site includes 87 - 125 Cleveland Street, W1).

	Reference:
	2014/7619/P


I have assessed the documents submitted in support of planning application 2014/7619/P.
Introduction
The site is located in the City of Westminster.  However, the eastern façade of the building faces Cleveland Street which is located in the London Borough of Camden.  Cleveland Street is located in the Bloomsbury & Fitzrovia controlled parking zone (CA-E).  This operates on Monday to Saturday between 0830 and 1830 hours.  Our records suggest that demand for parking spaces in the Bloomsbury & Fitzrovia controlled parking zone is a significant issue with 99 spaces available for every 100 permits issued.  Residents would not be eligible to apply for parking permits from the Council as the site is located within the City of Westminster.  
The site has a PTAL rating of 6b (excellent).  This means that it is highly accessible by public transport.  The site is within convenient walking distance of various underground stations including Great Portland Street, Regent’s Park, Warren Street and Goodge Street.  In addition bus stops serving various bus routes are within convenient walking distance on Marylebone Road (A501) and Tottenham Court Road (A400).  The Council would seek to secure a car free development if the site had been located within the London Borough of Camden in accordance with Camden Core Strategy CS11, and Camden Development Policies DP18 and DP19.

Car Parking

The site does not currently accommodate any off-street car parking facilities.  The proposal would include the provision of 46 car parking spaces within a basement car park.  Cars would access and egress the car park via new vehicular accesses on Clipstone Mews.  These new vehicular accesses would be located within the City of Westminster.  However, the proposal would generate additional motor vehicle trips in the London Borough of Camden (i.e. on Cleveland Street).  This would go against at least 2 of the key objectives of the Camden Transport Strategy as follows:
· Objective 1 - Reduce motor traffic and vehicle emissions to improve air quality, mitigate climate change and contribute to making Camden a ‘low carbon and low waste borough.

· Objective 4 – Effectively manage the road network to manage congestion, improve reliability and ensure the efficient movement of goods and people.

Car free developments are an important tool with regard to the above objectives.

The proposal suggests that the developer would enter into a car-capped agreement with the City of Westminster.  It is assumed that this would be secured as a section 106 planning obligation.  This would mean that residents would be ineligible for parking permits in the City of Westminster controlled parking zone.  This would help to minimise motor vehicle trips associated with the development.  However, the site is suitable for a fully car free development.

The proposal should be recommended for refusal based on the above points unless a revised car free proposal can be developed prior to determination.  The proposal would be contrary to Camden Core Strategy CS11 and Camden Development Policy DP18.
If the proposal is subsequently approved in its current format, a car capped development should be secured as a section 106 planning obligation.  
Cycle Parking

The proposals suggest that cycle parking facilities would be provided in accordance with the minimum requirements of the Further Alterations to the London Plan.  This is welcomed by the Council as it will help to encourage cycling as a healthy and sustainable mode of transport.

Infilling of the overhang adjacent to the Cleveland Street frontage

The existing building overhangs a strip of private forecourt adjacent to the footway on the western side of Cleveland Street.  The proposal would involve infilling the overhang so that the building façade was directly adjacent to the public highway boundary.

The proposal would involve a loss of public realm and public right of way.  This would reduce the effective width of the existing pedestrian route and would have a negative impact on pedestrian amenity.

Camden Development Policy DP21 states that the Council will expect works affecting highways to:
· address the needs of wheelchair users and other people with mobility difficulties, people with sight impairments, children, elderly people and other vulnerable users.

· avoid causing harm to highway safety or hinder pedestrian movement and avoid unnecessary street clutter.

· contribute to the creation of high quality streets and public spaces

The proposal fails to address the above points by reducing the space available for pedestrians.

The proposal would require a stopping up order to be prepared by the Council.  However, this would not be supported based on the above points.
The proposal should be recommended for refusal based on the above points unless a revised car free proposal can be developed prior to determination.

Creating of a new vehicular access on Cleveland Street
The proposal would relocate the former petrol station from Clipstone Street to a new location towards the northern end of the site.  Vehicles would enter the new petrol station from Clipstone Mews with egress being via a new vehicular access on Cleveland Street.

There is a single yellow line on the western side of Cleveland Street.  The proposal would not therefore involve any amendments to existing traffic management orders on the western side of Cleveland Street.

It is unclear at this stage if the proposed vehicular access on Cleveland Street would be acceptable to the Council in terms of highway design criteria (e.g. visibility splays, road safety, swept paths etc).  The developer should be requested to submit a stage 1 road safety audit in support of the proposal.
The transport statement provided in support of the planning application suggested that turning movement diagrams were included in the appendices.  This included a swept path diagram for a petrol tanker egressing the site on to Cleveland Street.  Unfortunately, this turning movement diagram could not be found.  We cannot assess the impact the proposal would have on road safety or the on-street parking bays on the eastern side of Cleveland Street.  It should be noted that the Council will strongly resist any proposal which would involve the loss of parking and/or loading bays on Cleveland Street.  The developer should be requested to provide appropriate turning movement diagrams for the types of vehicle likely to use the proposed petrol station.

Camden Development Policy DP21 states that the Council will expect works affecting highways to:

· avoid harm to on-street parking conditions or require detrimental amendment to Controlled Parking Zones.

· ensure adequate sightlines for vehicles leaving the site.
· address the needs of wheelchair users and other people with mobility difficulties, people with sight impairments, children, elderly people and other vulnerable users.

· avoid causing harm to highway safety or hinder pedestrian movement and avoid unnecessary street clutter.

The proposal fails to address the above points in the absence of appropriate supporting information.

The proposal should be recommended for refusal based on the above points unless appropriate supporting information as suggested can be approved by the Council prior to determination.

Highway Works

The proposals would involve demolition of the existing building.  A new building including a basement level would then be constructed.  The proposed works are likely to cause significant damage the public highway directly adjacent to the site.  

The carriageway and footway directly adjacent to the site on Cleveland Street is located in the London Borough of Camden and is maintained as public highway.  Camden 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 Council needs to ensure that the public highway is in a good condition and that any damage caused as a direct result of development can be rectified at the expense of the developer.  A financial contribution for highway remedial and improvement works should be secured as a section 106 planning obligation of planning permission is granted.

The financial contribution would allow the Council to undertake the following highway remedial and improvement works directly adjacent to the site on Cleveland Street (assuming planning permission is subsequently granted):

· Removal of redundant items of street furniture.
· Construction of new vehicular access
· Repaving of the footway in like for like materials

· Repaving of the carriageway (if necessary)

· Provision of new cycle parking facilities (e.g. Sheffield Stands)

· Replacement of 1 street tree and relocation of 1 street tree
The highway works would need to be designed and implemented by the Council.  Our term contractor would be instructed to implement the works following substantial completion of the development.

Management of the impacts of construction in the local area

Camden Development Policy DP20 states that Construction Management Plans should be secured to demonstrate how a development will minimise impacts from the movement of goods and materials during the construction process (including any demolition works).  It is recommended that a Construction Management Plan be secured as a section 106 planning obligation if planning permission is granted. The CMP would need to mitigate traffic congestion and road safety issues, particularly pedestrian and cyclist safety.  The CMP should be approved by the City of Westminster and the Council prior to any works starting on site.  The Council would encourage the developer to engage with the local community prior to works commencing.  Indeed it is recommended that a Construction Working Group consisting of local residents, businesses, and Councillors be set up at this stage.  The Construction Working Group should meet regularly throughout the duration of the project.
Travel Planning

A strategic level travel plan should be secured as a section 106 planning obligation if planning permission is granted.  This will help to encourage trips by sustainable modes of transport rather than by motor cars.
Promoting Sustainable and Efficient Travel

The proposal would bring new people to the area.  It is recommended that the City of Westminster should secure financial contributions for the following measures:

· Cycle route improvements in the local area (Clipstone Street and Maple

Street are located on the London Cycle Network and the Central London Bike Grid).
· Legible London signage

· London Cycle Hire scheme

· Traffic calming measures (e.g. 6 junctions on Cleveland Street would benefit from being raised.  These include the junctions at Grafton Way, Conway Street, Maple Street, Clipstone Street, Carburton Street and Clipstone Mews).
Addressing Unnecessary Street Clutter

There are 5 telephone kiosks located on Cleveland Street in the general vicinity of the site. It is unclear why this level of provision is required.  Our observations suggest that telephone kiosks are rarely used.  They therefore represent unnecessary street clutter.  We would recommend a rationalisation of the number of telephone kiosks in this location.  This would have a positive contribution on the streetscape directly adjacent to the development. 
Trees located within the public highway

There are a number of street trees located on the footway directly adjacent to the Cleveland Street frontage.  These trees make a valuable contribution to the streetscape.  Any loss of street trees would be strongly resisted by the Council.
Our observations suggest that at least 1 street tree is in need of replacement.  In addition, a further tree is poorly located and should be relocated slightly in order to improve pedestrian amenity.  It is suggested that these minor tree improvements be included within the highway works to be undertaken on Cleveland Street.
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