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	Our Ref:   2014/7619/P

	
	
	Your Ref: 

	
	
	Please ask for: David Fowler

	
	
	Telephone: 020 7974 2123

	
	
	

	
	
	24 February 2015


Dear  Sir/Madam 

DECISION

Town and Country Planning Act 1990 (as amended)

Request for Observations to Adjoining Borough - Objection
Address: 

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 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). 

	Drawing Nos: 


The Council, as a neighbouring planning authority, has considered your request for observations on the application referred to above and hereby raises objection for the following reason(s):

Reason(s) for Objection
	1
	The proposed tower element, by virtue of its height, bulk and massing, would be an incongruous, overbearing and dominant addition to the local townscape which would fail to respond to the local scale, form and grain of development characteristic of the area, to the detriment of the character and appearance of the Fitzroy Square Conservation Area, nearby listed buildings and the wider local streetscape.  The proposal would therefore be contrary to policies CS5 (Managing the impact of growth and development) and CS14 (Promoting high quality places and conserving our heritage) of the London Borough of Camden Local Development Framework Core Strategy and policies DP24 (Securing high quality design) and DP25 (Conserving Camden's heritage) of the London Borough of Camden Local Development Framework Development Policies and the design principles within the Fitzrovia Area Action Plan. 


	2
	The detailed design of the four-storey element and its failure to adequately respond to views from the east down Grafton Way and from Fitzroy Square would be detrimental to the character and appearance of the Fitzroy Square Conservation Area and listed buildings within Fitzroy Square.  The proposal would therefore be contrary to policies CS5 (Managing the impact of growth and development) and CS14 (Promoting high quality places and conserving our heritage) of the London Borough of Camden Local Development Framework Core Strategy and policies DP24 (Securing high quality design) and DP25 (Conserving Camden's heritage) of the London Borough of Camden Local Development Framework Development Policies and the design principles within the Fitzrovia Area Action Plan.



	3
	The proposed development, by virtue of its footprint being built out on to the existing pedestrian footway and the design of the proposed shopfronts, would involve a loss of public realm and public right of way to the detriment of pedestrian amenity, and would also impact on the small-scale retail character of the Fitzroy Square Conservation Area, contrary to the London Borough of Camden policies DP21(Development connecting to the public highway), DP24 (Securing high quality design), DP25 (Conserving Camden's heritage) and DP26 (Managing the impact of development on occupiers and neighbours) of the London Borough of Camden Local Development Framework Development and to policies CS5 (Managing the impact of growth and development) and CS14 (Promoting high quality places and conserving our heritage) of the London Borough of Camden Local Development Framework Core Strategy and the design principles of the Fitzrovia Area Action Plan.  



	4
	The proposed development, by virtue of excessive car parking on site would lead to increased private vehicle movements in the surrounding streets and would fail to capitalise on the well connected location by promoting sustainable transport measures, to the detriment of the amenity of local residents, businesses and the local highway network, contrary to policy CS11 (Promoting sustainable and efficient travel) of the London Borough of Camden Local Development Framework Core Strategy and policies DP16 (The transport implications of a development), DP17 (Walking, cycling and public transport), DP18 (Parking standards and the availability of car parking) and DP19  (Managing the impact of parking) of the London Borough of Camden Local Development Framework Development Policies.



	5
	It has been insufficiently demonstrated that the benefits of the scheme outweigh the impact of the proposed development on the daylight and sunlight received by properties at 66-90 Cleveland Street, and therefore the proposal is considered contrary to policy CS5 (Managing the impact of growth and development) of the London Borough of Camden Local Development Framework Core Strategy and policy DP26 (Managing the impact of development on occupiers and neighbours) of the London Borough of Camden Local Development Framework Development Policies and Principle 9 (Residential amenity) of the Fitzrovia Area Action Plan.



	6
	Insufficient information has been submitted to demonstrate that the proposal would not have an unacceptable impact on the existing trees on Cleveland Street which contribute to the character of the Fitzroy Square Conservation Area, contrary to policy CS15 (Protecting and improving our parks and open spaces and encouraging biodiversity) and CS14 (Promoting high quality places and conserving our heritage) of the London Borough of Camden Local Development Framework Core Strategy and policies DP24 (Securing high quality design), DP25 (Conserving Camden's heritage) of the London Borough of Camden Local Development Framework Development Policies.



	7
	Insufficient information has been submitted with regards to swept path diagrams for egress from the petrol station and a stage 1 road safety audit  to demonstrate that the proposal would not be  detrimental to highways safety contrary to policy CS11 (Promoting sustainable and efficient travel) of the London Borough of Camden Local Development Framework Core Strategy and policies DP16 (The transport implications of a development) and DP20 (Movement of goods and materials) of the London Borough of Camden Local Development Framework Development Policies.



	8
	Insufficient information has been provided in terms of air quality, to demonstrate that the proposal would not have a material negative impact, contrary to London Borough of Camden Local Development Framework Development Policies CS16 (Improving Camden's health and wellbeing), DP32 (Air quality and Camden's clear zone).


Informative(s):

	1 
	Should the proposal be approved, Camden Council would support a car-capped agreement.  


	2 
	Given the scale and nature of the development proposals you are encouraged to seek contributions towards the provision and improvement of public open space, given the lack of open space in the Fitzrovia area, and also the pedestrian environment in the local area and highway remedial and improvement works. These provisions should be examined holistically in the context of local needs and deficiencies in both Westminster and Camden. You are strongly encouraged to discuss any street and open space improvement measures with the London Borough of Camden which is likely to experience increased pressures in the public realm arising from the development. 



	3 
	Given that Camden Council are the highways authority for Cleveland Street, you are advised that the highway works would need to be designed and implemented by Camden.



	4 
	Given the scale and nature of the development proposals you are encouraged to seek the following as part of the section 106 agreement:

- Construction Management Plan

- a Construction Working Group

- a strategic level travel plan.

Please could Camden be consulted on the CMP when it is submitted.  



	5 
	The large number of existing telephone kiosks (5) on this part of Cleveland Street are considered unnecessary street clutter.  Camden recommend the rationalisation of these. 



	6 
	You are encouraged to request the following information, with regards to Camden's air quality objection:

- 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 AQA should identify sensitive receptors (existing and proposed) and confirm the impacts the proposed petrol station location will have on them.

- 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. 

- Officers would like to be kept up to date with any exceedances recorded from monitors measuring PM10 on Cleveland Road.




Yours faithfully
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Ed Watson

Director of Culture & Environment
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