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planning report GLA/5316/01  

13 January 2020 

Underground Car Park, Cavendish Square 

in the City of Westminster  

planning application no. 19/08460/FULL 

  

Strategic planning application stage 1 referral  

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 
and 2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Demolition and erection of above ground structures in conjunction with the change of use 
of underground car park (sui generis) to provide a flexible mixed-use commercial 
development comprising A1-A5, B1, B2, B8, C1, C2, D1, D2 and Sui Generis uses along 
with additional excavation and structural adaptation to provide up to 25,953 sqm (GIA) of 
floorspace. 

The applicant 

The applicant is Reef Cavendish Limited  and the architect is UrbanR. 

Strategic issues summary 

Principle of development: The redevelopment of the underground car park to provide 
flexible multi-use commercial floorspace within the CAZ is strongly supported in strategic 
planning terms. Notwithstanding this, the potential inclusion of C2 use is queried in terms 
of its appropriateness within this scheme. Further discussion is required on this prior to the 
Mayor’s decision-making stage (paragraphs 15-16).  

Environment: The strategies for energy, flood risk, SUDs and water efficiency are 
generally supported in line with London Plan and London Plan - intend to publish version 
policies. Further information relating to network future-proofing, PVs and air source heat 
pumps is nevertheless required, and water efficiency measures and sustainable drainage 
should be incorporated into the respective strategies (paragraphs 23-26). 

Transport: Further work to be done on the transport assessment and trip generation; 
options for the provision of transport infrastructure improvements at Oxford Circus 
underground station explored; and, various transport-related plans secured by planning 
condition (paragraphs 27-38). 

Recommendation 

That Westminster City Council be advised that whilst this application is broadly supported 
in strategic planning terms, the application does not yet comply with the London Plan and 
London Plan – intend to publish version for the reasons set out in paragraph 42 of this 
report. However, the resolution of these issues could lead to the application becoming 
compliant with the London Plan. 
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Context 

1 On 15 November 2019, the Mayor of London received documents from 
Westminster City Council notifying him of a planning application of potential strategic 
importance to develop the above site for the above uses. Under the provisions of The 
Town & Country Planning (Mayor of London) Order 2008 the Mayor must provide the 
Council with a statement setting out whether he considers that the application complies 
with the London Plan, and his reasons for taking that view. The Mayor may also provide 
other comments. This report sets out information for the Mayor’s use in deciding what 
decision to make.  

2 The application is referable under Category 1B(b) of the Mayor of London Order 
2008: 

• Development (other than development which only comprises the provision of 
houses, flats, or houses and flats) which comprises or includes the erection of 
a building or buildings—in Central London (other than the City of London) and 
with a total floorspace of more than 20,000 square metres; 

3 Once Westminster City Council has resolved to determine the application, it is 
required to refer it back to the Mayor for his decision as to whether to direct refusal; take 
it over for his own determination; or allow the Council to determine it itself. 

4 The Mayor of London’s statement on this case will be made available on the GLA 
website www.london.gov.uk. 

Site description 

5 The application site is approximately 1.25 hectares and is within the Central 
Activities Zone (CAZ). To the north is Cavendish Place/A5204, with Henrietta Place and 
Margaret Street to the south west and south east respectively. It is a 3-level 
underground car park below Cavendish Square and contains 17,443 sq.m. (GEA) of 
floorspace, which provides 432 car parking spaces, a car wash and WC facilities. 

6 The site is within the Harley Street Conservation Area and there are several 
listed buildings adjacent to the site and in the immediate vicinity. 

7 The nearest sections of the Strategic Road Network (SRN) are the A4201/Regent 
Street, located approximately 100 metres to the east of the site and A40/Oxford Street 
approximately 115 metres to the south. The nearest section of the Transport for London 
Network (TLRN) is A501/Marylebone, located approximately 750 metres to the north of 
the site.  

8 The closest London Underground (LU) station is Oxford Circus Underground 
located approximately 200 metres to the south-east of the site and is served by 
Bakerloo, Central and Victoria line services. Bond Street Underground is 500 metres to 
the south-west, served by Central and Jubilee line services and will be served by future 
Elizabeth Line services.  

9 The site and adjacent local area are served by several bus routes providing 
strategic connections throughout London. Consequently, the site benefits from the 
highest public transport access level (PTAL) of 6b, on a scale of 0-6b, where 6b is 
highest. 
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Details of the proposal 

10 The applicant proposes to demolish the above ground entrances to the car park 
and redevelop the underground car parking space to provide 25,953 sq.m. of flexible 
mixed-use commercial floorspace, including retail, office, health, community, hotel, 
storage, general industrial, pub and restaurant use. 

Case history 

11 There is no relevant strategic planning history. 

Strategic planning issues and relevant policies and guidance 

12 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 
2004, the development plan in force for the area is the Westminster’s City Plan: 
Consolidated with Basement and Mixed Use Revisions (2016); the saved policies in the 
Westminster Unitary Development Plan (2007, saved 2010); and The London Plan 2016 
(The Spatial Development Strategy for London Consolidated with Alterations since 
2011). 

13 The following are relevant material considerations: 

• The National Planning Policy Framework and National Planning Practice 
Guidance; 

• The Report of the Examination in Public of the London Plan - intend to publish 
version was published in October 2019, and the London Plan – intend to publish 
version (December 2019) has subsequently been prepared. This should be taken 
into account on the basis described in the NPPF; 

• The Westminster Draft City Plan 2019-2040 (November 2018 consultation draft). 

14 The relevant strategic issues and corresponding policies and guidance are as 
follows:  

• Principle of development London Plan; CAZ SPG; Culture and Night-Time 
Economy SPG; 

• Urban design London Plan; Shaping Neighbourhoods: Character and 
Context SPG;  

• Inclusive design London Plan; Accessible London: achieving an inclusive 
environment SPG; 

• Transport London Plan; the Mayor’s Transport Strategy; 

• Sustainable development London Plan; Sustainable Design and Construction 
SPG; Mayor’s Environment Strategy. 

Principle of development  

15 The London Plan- Intend to publish version Policy GG2 recognises that the 
optimisation of brownfield land, including the intensification of previously developed 
sites within and on the edge of town centres, is a key part of the strategy for making the 
best use of finite land in the capital. Policy GG2 further states that opportunities to use 
infrastructure assets for more than one purpose must be maximised. Moreover, as the 
site is situated within the CAZ, London Plan Policies 2.10 and 2.11 and Policies SD4 
and SD5 of the London Plan – Intend to publish version support the provision of office, 
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leisure, retail, tourism, entertainment and industrial uses in the CAZ. The application is 
proposing to redevelop the underground car park, with some additional excavation, to 
provide 29,953 sq.m. of flexible commercial floorspace for uses consistent with those 
identified in the London Plan and London Plan – intend to publish version for the CAZ. 
The loss of car parking spaces is acceptable in line with the London Plan – intend to 
publish version and Mayor’s Transport Strategy, which promote active modes of travel 
and public transport use. 

16 In view of the proposed development’s contribution to the wider strategic 
functions of the CAZ and optimisation of land uses, the principle of development is 
strongly supported in strategic planning terms in line with London Plan Policies 2.10 and 
2.11 and London Plan – intend to publish version Policies SD4, SD5 and GG2. Should 
storage facilities be provided, consideration should be given to freight consolidation in 
line with London Plan – intend to publish version Policy SD4 (M). Notwithstanding this, 
and given the principally subterranean nature of this development, GLA officers query 
the potential inclusion of C2 use (residential institutions) which is listed among the broad 
mix of uses for which permission is sought. GLA officers seek further discussions with 
the applicant and Westminster City Council in this regard to determine whether the 
inclusion of this use class is appropriate.  

Employment, training and community use  

17 London Plan Policy 4.12 and London Plan – intend to publish version Policy E11 
emphasise the need for strategic development proposals to support local employment, 
skills development and training opportunities. Policy GG1 of the London Plan – intend to 
publish version makes clear that everyone should benefit from economic opportunities 
in London to ensure a fairer and more equal city. Given the inclusion of hotel (C1) and 
residential institution (C2) as potential uses, the applicant should provide information on 
the number of projected jobs for these uses and a recruitment and training strategy that 
demonstrates how the development would provide training and employment 
opportunities during the lifetime of the development in compliance with London Plan 
Policy 4.12 and London Plan – intend to publish version Policy E11 and GG1. Similarly, 
the applicant should demonstrate how any community space that is provided would be 
made accessible to the public for use. The submission of both strategies should be 
robustly secured through planning condition or legal agreement. 

Heritage, urban design and inclusive access 

18 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the 
tests for dealing with heritage assets in planning decisions. In relation to conservation 
areas, for all planning decisions “special attention shall be paid to the desirability of 
preserving or enhancing the character or appearance of that area”. Regarding listed 
buildings, all planning decisions should “have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic 
interest which it possesses”. The NPPF states that when considering the impact of the 
proposal on the significance of a designated heritage asset, great weight should be 
given to the asset’s conservation and the more important the asset, the greater the 
weight should be. Significance can be harmed or lost through alteration or destruction of 
the heritage asset or development within its setting.  

19 As indicated earlier in this report, the site is within the Harley Street Conservation 
Area and adjacent to and in proximity of several listed buildings. Having regard to the 
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statutory duties in respect of listed building and conservation areas in the Planning 
(Listed Buildings and Conservation Areas) Act 1990, and the relevant paragraphs in the 
NPPF, GLA officers consider that given the underground nature of the proposal the 
proposed development would not cause harm to the setting of any nearby heritage 
assets. Moreover, GLA officers are of the view that the proposed landscaping and 
public realm enhancements to the surface level of Cavendish Square would significantly 
enhance the setting of neighbouring Listed Buildings and enhance the character of this 
part of the Conservation Area.  

20 The Council should, nevertheless, ensure that the proposed development 
complies with the principles of London Plan – intend to publish version Policy D12 in 
relation to the operational impact (noise etc.) on existing residential and other uses in 
the vicinity. 

21 Policy D3 of London Plan – intend to publish version and London Plan Policy 7.2 
seeks to ensure that proposals achieve the highest standards of accessible and 
inclusive design (not just the minimum). The applicant should demonstrate how 
inclusive design principles have been applied from the outset, setting out how the 
specific access needs of disabled people (besides the provision of a wheelchair 
accessible lift) have been integrated into the proposal and how inclusion will be 
maintained and managed to ensure compliance with London Plan – intend to publish 
version Policy D3 and London Plan Policy 7.2. The applicant should note that the 
inclusion of hotel bedrooms would require at least 10% of the bedrooms to be 
wheelchair accessible. 

22 In accordance with Policy D11 of the London Plan – intend to publish version, 
the Council should secure a condition requiring the submission of a fire statement, 
produced by a third party suitably qualified assessor. 

Environment  

Energy 

23 Based on the energy assessment, an on-site reduction of 293 tonnes of CO2 per 
year in regulated emissions is expected, compared to a 2013 Building Regulations 
compliant development, equivalent to an overall saving of 52%, which exceeds the 
target within Policy 5.2 of the London Plan for non-domestic buildings. Notwithstanding 
this, the applicant should submit the GLA spreadsheet, provide further information on 
future-proofing for district heating, air source heat pumps and photo voltaic provision. 
Full details of GLA’s energy comments have been sent to the applicant and Council. 

Flood risk management, sustainable drainage and water efficiency 

24 The approach to flood risk management for the proposed development generally 
complies with London Plan Policy 5.12 and London Plan – intend to publish version 
Policy SI12. The site is in Flood Zone 1 and greater than 1 hectare in area. A flood risk 
assessment (FRA) has been submitted as required under the NPPF. The FRA 
considers the risk of flooding from a range of sources and the residual flood risk to the 
site is generally low. The lower levels of the building are likely to be below groundwater 
level and the applicant should therefore consider protection measures appropriate to the 
proposed use.  
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25 In terms of surface water management, the surface water drainage strategy 
provides an assessment of greenfield runoff rate, existing runoff rates, and attenuation 
storage required to restrict the 100 year (plus 40% climate change) post-development 
discharge rate to greenfield rate. The surface water drainage strategy addresses the 
drainage hierarchy, with rainwater harvesting for irrigation and below ground attenuation 
tanks as the main measures proposed. Green roofs and greywater reuse are proposed 
in the design and access statement and should be considered in the drainage design. 
The proposed approach generally satisfies the requirements of London Plan Policy 5.13 
and London Plan – intend to publish version Policy SI13.  

26 The sustainability statement proposes that the building would target BREEAM 
Excellent, with a long-term goal of Outstanding. This would set a minimum level of 
improvement of water consumption over baseline and is in line with London Plan – 
intend to publish version Policy SI5. The water efficiency measures proposed in other 
submission documents, including rainwater reuse, greywater reuse and air handling 
condensate reuse should be included in the assessment of water efficiency and carried 
through into the detailed design. 

Transport  

Transport assessment 

27 The transport assessment (TA) has not been prepared in accordance with TfL’s 
Healthy Streets TA best practice guidance and should therefore be updated 
accordingly. An active travel zone (ATZ) assessment should be included and submitted 
for review by TfL and the Council prior to determination. 

Trip generation  

28 A multi-modal trip generation exercise using a single data source has been 
undertaken. Additional data sources, however, should be interrogated to ensure a 
robust picture of the potential number of trips is provided in the TA. The proposed 
change of use would generate a significant number of additional trips on the network. 
Therefore, once the approach to trip generation (including the proportion of new and 
linked trips) has been agreed, a more detailed assessment of the impact on the 
pedestrian environment and public transport services should be provided in line with 
London Plan - intend to publish version Policy T4.  

Car and cycle parking 

29 The removal of general car parking accords with London Plan – intend to publish 
version Policy T6; however, the absence of Blue Badge parking does not meet the 
requirements set out in Policy T6.5. Whilst site constraints are noted, an assessment of 
the availability of local on-street Blue Badge provision and justification for deviating from 
the policy should be provided.  

30 The proposed development would provide 153 long-stay cycle parking spaces 
and 84 short-stay spaces. The long-stay cycle stores are to be provided within the 
basement floors, with access via two lifts steps and lifts. The short-stay cycle parking is 
to be provided within the public realm. Given the mix of commercial land uses proposed, 
the applicant should confirm that the relevant standards contained in the London Plan – 
intend to publish version are being met. The cycle storage provision and access to it 
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should meet London Cycling Design Standards (LCDS) and provide an appropriate mix 
of stands serving a range of users. End of journey facilities should also be provided.  

31 Increased use of local Santander Cycle Hire docking stations is expected. 
Although there are several Santander docking stations near Cavendish Square, this 
area has also been identified as a hotspot area for Cycle Hire redistribution and there is 
a strategic focus on increasing docking points in the area. As such, the identification of 
land for an additional docking station within the public realm is requested, with the 
necessary financial contribution and / or land secured by s106 agreement in line with 
London Plan – intend to publish version Policy T3.  

Access  

32 As the development is proposed to be car-free, this would result in the removal of 
vehicular access to the site. Three pedestrian access points are proposed, at the north-
east, north-west and south of the site. The primary access is proposed on the southern 
side of Cavendish Square opposite Holles Street. To serve this new pedestrian desire 
line, a new controlled demand dependant pedestrian crossing is proposed to be 
installed at the Holles Street junction with Cavendish Square. Mobility impaired visitors 
would also access the development on the south side using the existing lift which will be 
renovated for this purpose. Options for providing level access to the development from 
all accesses should be explored.  

Oxford Circus station 

33 The development site is located approximately 200 metres from Oxford Circus 
LU station. TfL’s forecasts predict continued growth in demand at Oxford Circus station, 
which will require increased regular station control interventions. Also, Oxford Circus 
does not have step-free access (SFA) from street level to platforms or ticket hall, only 
step-free interchange between certain lines.  As such, TfL has been looking at high level 
options for solutions for the station in the short, medium and long term. In the long term 
an additional station entrance is likely to be required to cater for demand and increased 
SFA on the tube network is a key priority in the Mayor’s Transport Strategy. 

34 The major redevelopment of this basement site presents a rare opportunity to 
facilitate these key improvements at Oxford Circus station via provision of the civil 
infrastructure for a new station box and tunnel through to the existing station. This site 
offers a clear route through to existing platforms. Space constraints and land acquisition 
costs in Central London mean that major station improvements are difficult and 
expensive to deliver outside third-party opportunities such as this. Therefore, options for 
provision of this important transport infrastructure improvement through this 
development should be explored by the applicant in line with London Plan – intend to 
publish version Policies T1, T3 and T9, and MTS Policy 14 and Proposal 55. 

Freight 

35 It is proposed that delivery and servicing would be undertaken from three on-
street loading bays, two on the east side and one on the west side of the square. The 
eastern loading bays would be located adjacent to the proposed goods lift. This 
servicing activity will be new to the area due to the change of use of the site. Although 
London Plan– intend to publish version Policy T7 expects all new development to 
provide off-street servicing provision, it is understood that the on-street locations have 
been agreed with Westminster City Council officers. The trip generations suggest an 
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average of 10 deliveries per hour across the day; in line with London Plan – intend to 
publish version Policy T4 a delivery and servicing plan should be secured to manage 
these movements. 

36 A construction logistics plan (CLP) showing vehicle timing, access to the site and 
cumulative impacts and seeking to minimise disruption to public transport should be 
secured by condition and agreed by Westminster City Council in consultation with TfL. 
Separately, London Underground Infrastructure Protection must be consulted in relation 
to basement works/excavation adjacent to tunnels.   

37 In accordance with London Plan – intend to publish version Policy T4, a travel 
plan should be secured to ensure that travel patterns supporting the MTS strategic 
objectives are promoted from the outset of the development, particularly increasing the 
active travel mode share.  

38 The MCIL2 rate for the City of Westminster is £80 per square metre of 
floorspace. 

Local planning authority’s position 

39 Westminster City Council officers have had pre-application discussions with the 
applicant and are currently assessing the application. At this stage a committee date is 
still to be confirmed.  

Legal considerations 

40 Under the arrangements set out in Article 4 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor is required to provide the local planning 
authority with a statement setting out whether he considers that the application complies 
with the London Plan, and his reasons for taking that view. Unless notified otherwise by 
the Mayor, the Council must consult the Mayor again under Article 5 of the Order if it 
subsequently resolves to make a draft decision on the application, in order that the 
Mayor may decide whether to allow the draft decision to proceed unchanged, or direct 
the Council under Article 6 of the Order to refuse the application, or issue a direction 
under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application. There is no obligation at this present stage for 
the Mayor to indicate his intentions regarding a possible direction, and no such decision 
should be inferred from the Mayor’s statement and comments. 

Financial considerations 

41 There are no financial considerations at this stage. 

Conclusion 

42 London Plan and London Plan – intend to publish version policies on CAZ, 
heritage, urban design, inclusive access, environment and transport are relevant to this 
application. Whilst the principle of the development is broadly acceptable in strategic 
planning terms, on balance, it does not fully comply with the London Plan and London 
Plan - intend to publish version. The following changes might, however, lead to the 
application becoming compliant with the London Plan and London Plan - intend to 
publish version: 
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• Principle of development: The redevelopment of the underground car park to 
provide flexible multi-use commercial floorspace within the CAZ is strongly 
supported in strategic planning terms. Notwithstanding this, the potential 
inclusion of C2 use is queried in terms of its appropriateness within this 
scheme. Further discussion is required on this prior to the Mayor’s decision-
making stage.   

• Environment: The strategies for energy, flood risk, SUDs and water efficiency 
are generally supported in line with London Plan and London Plan – intend to 
publish version policies. Further information relating to future-proofing, PVs and 
air source heat pumps is required; and all measures relating to water efficiency 
and sustainable drainage should be incorporated into the respective strategies as 
recommended in this report. 

• Transport: Further work should be carried out on the transport assessment and 
trip generation. Robust justification for the non-provision of Blue Badge parking 
should be provided as well as confirmation that the proposed cycle parking 
accords with London Cycling Design Standards. Finally, options for the provision 
of transport infrastructure improvements at Oxford Circus underground station 
must be discussed further, and various transport-related plans should be secured 
through planning condition. 
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020 7983 5800 email debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
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Allison Flight, Deputy Head of Development Management 
020 7084 2020 email alison.flight@london.gov.uk 
Graham Clements, Team Leader – Development Management 
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