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	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 up to 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).
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	Land Use Details:

	
	Use Class
	Use Description
	Floorspace/units [previous consent in brackets]

	EXISTING
	Retail (A1)

	1,447sqm



	
	Office


	1,678sqm



	
	Drinking establishment (A4)

	330sqm



	
	Other


	596sqm



	PROPOSED
	Class C3 (Residential)
	90 Market units 

15 Affordable units (intermediate)

Up to 105 Total 



	
	Class B1 (Office)
	1,032sqm 

	
	Retail (A1)
	1,164sqm

	
	Drinking establishment (A4)
	459sqm

	
	Class D1 (Non-residential institutions)


	340sqm

	
	Class D2 (Assembly and leisure)
	340sqm

	
	Other
	250sqm

	TOTAL
	4,051sqm
	3,585sqm (plus residential floorspace)



	Parking Details:

	
	Parking Spaces (General)
	Parking Spaces (Disabled)

	Existing
	0
	unspecified

	Proposed
	46
	unspecified


OFFICERS’ REPORT   
Reason for Referral to Committee: The proposals are a response to consultation by an adjoining borough for an application with significant cross borough impacts [Clause 5]. 

1.0
SITE
1.1 The site is triangular in shape and is bounded to the east by Cleveland Street, to the west by Clipstone Mews and to the south by Clipstone Street.  The site is around 0.0344 hectares (ha) sqm and is located within the administrative boundary of Westminster City Council (WCC).  Cleveland Street itself forms the borough boundary here and the buildings on the eastern side are located within Camden.   
1.2 The site is occupied by a two-storey building, likely to have been constructed in the 60s or 70s, which is occupied by class A retail uses at ground floor with office use at first floor level.  There is a covered walkway provided by a canopy above ground floor level along Cleveland Street.  On the southern side of the site is a disused petrol station.  
1.3 The site is visible in views from the London Borough of Camden, both north and south along Cleveland Street, and in views west along Maple Street and Grafton Way and from Fitzroy Square.  

1.4 The Georgian terraces on the eastern side of Cleveland Street (nos. 66-84 and 86 upwards) vary between 3 and 4 storeys and are located within the Fitzroy Square Conservation Area.  Nos. 68 and 106 are grade II listed.  Nos. 66, 70-84 and 100-104 are considered to make a positive contribution to the character of their immediate surroundings.  Fitzroy Square  has a number of grade I, II* and grade II listed buildings.  
1.5 The aforementioned terraces on Cleveland Street are within a neighbourhood centre.  The eastern side of Cleveland Street generally has shops at ground floor with residential above.  
1.6 The eastern side of Cleveland Street falls within the Fitzrovia Area Action Plan Character Areas of Fitzroy Square (5) and Howland Street (7).

1.7 The Fitzrovia area has a deficiency in open space, identified within the development plan documents and the Fitzrovia Area Action Plan.  
1.8 Cleveland Street is a one-way street from north to south, feeding traffic on to Maple Street which is one-way eastbound.  
2.0
THE PROPOSAL

2.1 The proposal is for redevelopment of the site to provide a building of three blocks:

· Block A (on the southern end of the site) - comprising ground and nine upper floors

· Block B (in the middle part of the site) - ground and three upper floors 

· Block C (on the northern end of the site) - ground and three upper floors

A basement and sub-basement are also proposed.

2.2 The proposal is mixed use, providing the following:

-
a mix of up to 105 residential units, 

-
a petrol filling station (accessed from Clipstone Mews, exit onto Cleveland Street), 

-
a mix of retail (Class A1), restaurant (Class A3), drinking establishment (Class A4), 

-
office (Class B1), 

-
non-residential institution (Class D1) 

-
assembly and leisure (Class D2) floorspace 

-
associated landscaping.

46 residential parking spaces and associated plant space is proposed across sub-basement, basement and ground floor levels.  

3.0
RELEVANT HISTORY

3.5 There is no relevant history to the site on record (Camden’s records).  
4.0
CONSULTATIONS

4.1
Westminster City Council undertook consultation, including of Camden residents.
Local Groups
 

4.2
The Planning Officer spoke to a member of the Bloomsbury CAAC on 20/01/2015 to make sure that they are aware of the proposal.  The CAAC have been instructed to send any comments direct to Westminster.  

Adjoining Occupiers

4.3 The press notice was published on 19th December and the site notices (there were three) were posted on 9th December.

4.4 Westminster consulted residents on the eastern side of Cleveland Street.  The Planning Officer at Westminster provided a map showing that neighbours were consulted on Cleveland Street from the telephone exchange and BT Tower in the south to 100 Cleveland Street in the north.  Residents were instructed to send responses direct to Westminster.  
5.0
POLICIES

5.1 
National Planning Policy Framework

5.2
The London Plan (2011) and London Plan Revised Early Minor Alterations (REMA) (2013)
London’s Places  

2.9 Inner London
2.10 Central Activities Zone – strategic priorities  
2.11 Central Activities Zone – strategic functions
London’s People

3.3 Increasing housing supply
3.4 Optimising housing potential
3.5 Quality and design of housing developments
3.6 Children and young people’s play and informal recreation facilities

3.7 Large residential developments

3.8 Housing choice

3.9 Mixed and balanced communities

3.10 Definition of affordable housing

3.11 Affordable housing targets

3.12 Negotiating affordable housing on individual private residential and mixed use schemes

3.13 Affordable housing thresholds
London’s Economy

4.1 Developing London’s Economy

4.2 Offices 

4.3 Mixed Use Development and Offices 

4.7 Retail and Town Centre Development

4.12 Improving Opportunities for All

London’s Response to Climate Change

5.1 Climate Change Mitigation 

5.2 Minimising Carbon Dioxide Emissions

5.3 Sustainable Design and Construction

5.5 Decentralised Energy Networks

5.6 Decentralised Energy in Development Proposals

5.7 Renewable Energy

5.8 Innovative Energy Technologies 

5.9 Overheating and Cooling

5.10 Urban Greening 

5.11 Green Roofs and Development Site Environs 

5.12 Flood Risk Management

5.13 Sustainable Drainage

5.14 Water Quality and Wastewater Infrastructure 

5.15 Water Use and Supplies

5.16 Waste Self Sufficiency 

5.18 Construction, Excavation and Demolition Waste

London’s Transport

6.1 Strategic Approach

6.3 Assessing the Effects of Development on Transport Capacity 

6.5 Funding Crossrail and other Strategically Important Transport Infrastructure 

6.9 Cycling

6.10 Walking 

6.11 Smoothing Traffic Flow and Easing Congestion

6.13 Parking 

6.14 Freight 

Table 6.2

Table 6.3

London’s Living Places and Spaces 

7.1 Building London’s Neighbourhoods and Communities 

7.2 An Inclusive Environment

7.3 Designing Out Crime

7.4 Local Character

7.5 Public Realm

7.6 Architecture 

7.7 Location and Design of Tall and Large Buildings 

7.8 Heritage Assets and Archaeology 

7.13 Safety, Security and Resilience to Emergency

7.14 Improving Air Quality 

7.15 Reducing Noise and Enhancing Soundscapes

7.19 Biodiversity and Access to Nature 

7.21 Trees and Woodlands 

Implementation Monitoring and Review 

8.2 Planning Obligations

8.3 Community Infrastructure Levy

5.3
LDF Core Strategy and Development Policies
CS5 (Managing the impact of growth and development)
CS6 (Providing quality homes)
CS7 (Promoting Camden’s centres and shops)
CS14 (Promoting high quality places and conserving our heritage)
CS17 (Making Camden a safer place)
DP16 (The transport implications of development)

DP17 (Walking, cycling and public transport)

DP18 (Parking standards and limiting the availability of car parking)

DP19 (Managing the impact of parking)

DP20 (Movement of goods and materials)

DP21 (Development connecting to the highway network)

DP24 (Securing high quality design)

DP25 (Conserving Camden’s heritage)

DP26 (Managing the impact of development on occupiers and neighbours)
5.4
Fitzrovia Area Action Plan

F1 Planning decisions in Fitzrovia
Principle 1 Housing and affordable housing
Principle 2 Public open space
Principle 9 Residential amenity
Urban design principles
Open space principles
6.0
ASSESSMENT

6.1
As they affect Camden, the principal considerations material to the determination of this application are summarised as follows: 

· Design and conservation issues

· Transport impacts
· Air quality

· Impact on amenity of residents
· Trees
· Security concerns.

Design and conservation

6.2 The application site is located on the boundary of the Fitzroy Square Conservation Area, which is a historic planned area characterised by small-scale, Georgian terraces of 3-4 storeys.  The conservation area statement states that:
“Fitzroy Square Conservation Area is a distinctive and consistent area of late 18th and early 19th century speculative development.  Owing to its relatively short period of its development, the area generally retains a homogenous character.”

6.3 The terraces along the east side of Cleveland Street are predominately three storeys in height with small attic windows within the mansard, although there are some four-storey elements (mainly south of Grafton Way).  Nos 66-84 & Nos 100-126 are considered to be groups that contribute to the character of the area, particularly No 106 which is grade II listed and has a fine shopfront.

6.4 The change in the social status of the area during the later 19th century saw the establishment of further commercial and retail uses and in particular the subdivision of buildings. This is evident in the conversion of ground floors in terraced properties to shops and the introduction of public houses. Many shopfronts survive from this period. Although the traditional pattern of frontages is still predominant, infilling of basement areas has sometimes occurred where shop units were created.  

6.5 Officers have significant concerns regarding the scale of 10 storey tower which relates to the poor quality design 1970s and 1980s tower blocks to the south of the application site rather than the Georgian small scale terraces located within the conservation area.  Officers consider that the height and scale of the tower does not relate to the conservation area and would harmfully impact on its character and setting and is unacceptable in principle.  The scale of the tower would also detract from the listed building at 68 Cleveland Street and the positive contributors to the Fitzroy Square Conservation Area at 66 and 70-84 Cleveland Street.  The tower would also be visible direct from Fitzroy Square and would detract from its character and setting.  The impact on Fitzroy Square specifically has not been fully explored. 
6.6 Officers also have concerns regarding the impact the development on views along Maple Street and also along Grafton Way. The highest of the proposed blocks would terminate the view along Maple Street and would overwhelm and dominate the essentially three and four storey historic architecture of this part of the conservation area and the listed buildings along Maple Street. 

6.7 The proposed smaller northern block will terminate the view from the east along Grafton Way and as such would be seen across the conservation area and in particular within the same view as the Grade I buildings on the southern side of Fitzroy Square. The proposed northern block although smaller, would still be substantially larger, and therefore more dominant, than the existing building and, it is considered, would be likely to harm the very sensitive setting of these highly significant grade I buildings

6.8 Officers also have significant concerns regarding the footprint and detailed design of the shopfronts of the four-storey elements of the proposal as these would be built further out on Cleveland Street, up to the edge of the existing canopy over the covered walkway.  Cleveland Street is a relatively narrow street and the proposal would reduce the width of the street and the footway, which would impact on the character of the street.  Whilst the existing building on the site is considered of poor design quality in general, its small scale, covered walkway and street frontage are considered to relate to the small scale character of this part of Cleveland Street.  The existing shopfronts on Cleveland Street have a clear grain whereas the proposed shopfronts are undefined and require more detailing.  Officers consider that the existing building line should not be brought forward and that the defined, small scale retail character and covered walkway should be retained.  
Transport impacts
Introduction

6.9 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.  Camden 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 Camden Council as the site is located within the  City of Westminster.  
6.10 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

6.11 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 an existing ramp on the western side of Clipstone Mews (which currently serves basement parking underneath Holcroft Court, which is 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.
6.12 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.
Conclusion

6.13 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.
6.14 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

6.15 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

6.16 The existing building has a canopy which 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 would be directly adjacent to the public highway boundary.  The proposal would therefore 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.
Conclusion

6.17 The proposal should be recommended for refusal based on the above points.
Creating of a new vehicular access on Cleveland Street

6.18 The proposal would relocate the former petrol station from Clipstone Street to a new location towards the northern/middle 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.
6.19 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.
6.20 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.
6.21 The transport statement provided in support of the planning application suggests that turning movement diagrams were included in the appendices, including a swept path diagram for a petrol tanker egressing the site on to Cleveland Street.  Unfortunately, this turning movement diagram could not be found.  Officers cannot therefore 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.

6.22 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.
Conclusion

6.23 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.
Petrol station trip generation

6.24 Given that there was previously a petrol station on the site, and that the proposed petrol station would be small in size with only 2 pumps, it is not considered that the proposed petrol station would generate an unacceptable level of traffic.  

Highway Works

6.25 The proposals would involve demolition of the existing building.  A new building including a basement and a sub-basement level would then be constructed.  The proposed works are likely to cause significant damage to the public highway directly adjacent to the site.  
6.26 The carriageway and footway directly adjacent to the site on Cleveland Street are 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.
6.27 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)

· Necessary replacement/relocation of street trees.
6.28 The highway works would need to be designed and implemented by the Council.  Camden’s 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

6.29 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 Camden Council prior to any works starting on site.  Camden 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

6.30 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

6.31 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

6.32 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.  Officers’ observations suggest that telephone kiosks are rarely used.  They therefore represent unnecessary street clutter.  Officers 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.
Air quality

Increase in traffic flows

6.33 Table 5.3 of the submitted Air Quality Assessment (AQA) demonstrates that there will be an increase in traffic flows on Cleveland Street as a result of the development (an increase of 208 trips/day). This section of the report concludes that that overall the traffic related air quality impacts of the development are considered to be negligible. The AQA should carry out an air quality neutral assessment for transport to compare the proposed scheme against a benchmark as per the Mayor’s SPG. The assessment should include the impact of the additional traffic flows.


Petrol Station

6.34 Volatile Organic Compounds (VOCs) are readily evaporated into the atmosphere from petrol stations. Emissions are released when petroleum is in contact with the open air; during fuel transfer from tanker to storage, storage of fuel and filling of vehicle fuel tank.  In addition, a comparison of Benzene levels against the air quality objectives (stated in the submitted AQA) should be provided.  The AQA should identify sensitive receptors (existing and proposed) and confirm the impacts the proposed petrol station location will have on them.  Officers consider that this is not an a suitable location for a petrol station in air quality terms given that it adjoins a busy shopping street and residential properties on Cleveland Street.  

NOx and NO2 levels 

6.35 The AQA (table 4.4) shows that the site is in an area that exceeds EU emissions limit values for NO2 (40 μg m-3) (as much of inner London does). The AQA does not appear to demonstrate how these NO2 levels will change as a result of the development, and whether existing receptors will be exposed to worsened levels of air quality. Of particular concern is that fact that no quantitative assessment of the proposed CHP (Combined Heat and Power) plant air quality impacts has been undertaken (due to information being currently unavailable). It appears that some basic assumptions regarding the plant size must have been made in order to calculate emissions reductions stated within the energy statement. Officers would therefore expect to see further analysis of the NO2 emissions associated with the CHP plant and evidence that this complies with the Mayor’s emission standards stated in the sustainable design and construction SPG. Similarly, officers would also expect an air quality neutral assessment to be carried out including assessment of the proposed CHP. At the very least these targets (CHP emissions limits and air quality neutral) should be secured by condition. 


PM10 (particle pollution) monitoring – construction 

6.36 The dust risk assessments indicates a high risk of dust soiling and high risk to human health during the construction phase prior to mitigation measures being carried out. Camden would therefore require continual PM10 monitoring at this site and would usually request 3 monitors for a site of this size (the AQA suggests 2) and officers would want to see that these are installed at least 1 month prior to work starting on site to monitor existing PM10 levels. Officers would like to be kept up to date with any exceedances recorded from monitors measuring PM10 on Cleveland Road.
Impact on amenity of residents
Daylight and sunlight

6.37 A Daylight and Sunlight Report has been submitted as part of the application.  This includes a technical analysis that assesses then impact on neighbouring residential properties in terms of:
· Vertical sky component (VSC)
· No Sky Line (NSL)
· Annual Probable Sunlight Hours (APSH)
This assessment includes the residential properties on the eastern side of Cleveland Street which would be the most affected of Camden properties.  The results with regards to a selection of the worst affected Camden properties are summarised below. 

· 84 Cleveland Street
33 windows were assessed for VSC, 19 (58%) achieve BRE compliance. Of the 14 windows that experience transgressions, 3 would experience between 20-30% alterations, 3 would experience between 30-40% changes and the remaining windows would experience over a 40% reduction.  
5 of these 14 windows retain VSC levels of over 19% following successful implementation of the proposed scheme. 8 would retain between 12-15% VSC. 

Of the 18 rooms assessed for NSL, 15 (83%) would achieve BRE compliance. The 3 rooms that exceed guidance experience 22-27%, slightly above the 20% suggested by the BRE guidelines.  

In relation to APSH, of the 16 windows assessed eight (50%) would achieve BRE compliance. The 8 windows that exceed guidance all would experience reductions in total sunlight to render them with less than 25%.  However, all windows still retain between 16-24% following successful implementation of the proposed scheme which the applicant claims could be considered high given the sites urban location. 7 of the 8 windows would achieve more than the minimum 5% winter sunlight suggested by the BRE.  

· 74 Cleveland Street

A total of 7 windows have been assessed in this property and of these, none would achieve BRE compliance in relation to VSC. 2 would experience between a 20-30% reduction, 2 would experience between a 30-40% alteration and three would experience over a 40% change. 6 of the 7 windows would achieve over 16% VSC following implementation of the proposed scheme.  

In terms of NSL, of the 5 rooms assessed, 2 (40%) would achieve BRE compliance. Of the 3 rooms that would experience transgressions, 2 would experience between a 20-30% reduction and 1 would experience over a 40% change. 2 rooms would retain over 73% NSL following construction of the proposed scheme which the applicant claims could be considered high given this buildings urban location.  

Of the 7 windows assessed for APSH, 2 (29%) would achieve BRE compliance. All 5 windows that exceed guidance would be reduced to less than 5% winter sunlight following construction of the proposed scheme. 4 of the 5 that would experience sunlight transgressions would retain over 28% total APSH which is higher than the suggested 25% by the BRE.  

· 66 Cleveland Street 

Of the 5 windows relevant for the VSC assessment, none would achieve BRE compliance.  2 would experience between a 30-40% change and 3 would experience over a 40% reduction. All windows would retain VSC values over 16% following successful implementation of the proposed scheme.  

Of the 3 rooms assessed for NSL, 2 (67%) would achieve BRE compliance. The 1 room that would experience a transgression has a 35% alteration.  However, following construction of the proposed scheme this room would retain over 52% NSL.  

There are 5 windows assessed for APSH and of these, one (20%) would achieve BRE compliance. All four windows that exceed guidance would be reduced to 4% winter APSH, 1% lower than the suggested 5% by the BRE. All but one window would retain over the suggested 25% for total APSH whilst the remaining window would retain 23% total APSH, marginally lower than the suggested criteria.  

Conclusion

6.38 It is recognised that the properties on the eastern side of Cleveland Street benefit from having an unusually low-rise building for this area on the opposite side of the road and that the redevelopment of the application site would be likely to result in an impact to the light received to these properties.  
6.39 Nevertheless, given that there is a significant reduction in daylight and sunlight for a number of windows for some of the properties on Cleveland Street (particularly nos. 66, 74 and 84), officers have significant concerns on amenity grounds.  Officers consider that the proposal should be independently assessed to substantiate the results and assess the impact on the above properties on daylight/sunlight grounds.  
Outlook
6.40 The properties on the eastern side of Cleveland Street currently enjoy a very good outlook, given that the building on the application site is just two-storey.  The development of the site with a four-storey building, directly across from the aforementioned properties is considered a normal relationship in London and it is therefore not considered that the impact of this additional height and massing on the outlook from the lower level flats on Cleveland Street would be significant to the amenity enjoyed by the occupants.

Trees
6.41 Insufficient information has been submitted with regards to trees.  There is no tree report, just 1 page of photos within the appendices of the design and access statement.  No tree survey has been submitted detailing the size, condition and species of the existing trees on Cleveland Street. No specific trees have been proposed as to be retained or removed and replaced, all that is referred to in the proposal with regards to existing highways trees is to:
“Replace dead or blighted trees with more appropriate species and replant any other trees which need to be moved for other reasons.”
6.42 It is not possible to assess the proposals on tree grounds as the trees that are to be removed and those which are to be retained and their protection measures have not be identified and there is no tree survey.  From the photos it appears that some of the trees may be of a small enough size to permit felling and replacing without a loss of canopy cover but most of the existing trees are considered to be worthy of retention.
Security concerns

6.43 Officers have security concerns with regards to the petrol station, given that this will be covered over and would provide a recessed area for potential anti-social activity.  The Design and Access Statement section on security (5.14) does not address the petrol station.  This area would only be overlooked by a retail unit and would therefore not have any natural overlooking when the petrol station and that unit were closed.  It is unclear whether this area would be gated off when the petrol station is closed.  
7.0
CONCLUSION
7.1 Given the excessive bulk, height and massing of the tower element and the impact on the Fitzroy Conservation Area and nearby listed buildings, the reduction in the width of the footway and the design of the proposed shopfronts, transport and safety impacts with regards to the movement of vehicles associated with the petrol station, the proposed level of car parking (46 spaces), impact on amenity, impact on air quality, impact on trees, secure by design concerns.   Camden objects to the proposal on the following grounds:
8.0
LEGAL COMMENTS

8.1
Members are referred to the note from the Legal Division at the start of the Agenda.

