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1. INTRODUCTION 

1.1 My name is Russell Vaughan. I am a Director at Transport Planning Practice (TPP), a 

company where I have worked since May 2006. Prior to joining TPP I worked in the transport 

planning department of Capita Symonds (formerly Symonds Group). I have a BSc in Physical 

Geography and a BEng in Civil Engineering. 

1.2 During over 20 years in the transport planning team I have advised mainly private sector 

clients on a wide range of commercial, residential, retail and leisure developments. During 

this time some of the salient jobs I worked on include: 

▪ Liverpool One City Centre redevelopment - The comprehensive retail led 

redevelopment of part of Liverpool City Centre. 

▪ Ealing Cinema mixed use development – A residential led scheme on a 

constrained site with retail at ground floor, which centred on the renovation of 

the existing cinema. 

▪ Southall Riverside – A dense residential led scheme with ancillary community 

and retail elements. 

▪ Icon at The O2 – A retail outlet centre with complicated servicing and delivery 

arrangements. 

▪ Linmere, Houghton Regis – Circa 5,000 homes, schools, retail and community 

uses, being phased over a number of years 

1.3 I have also worked on a number of stopping up orders, the most recent of which include the 

pedestrian area in front of Lion Yard shopping centre in Cambridge and two currently live 

applications in the City Of London relating to office developments. 

1.4 TPP was appointed by Shearer Property Regen Limited (“SPRL”) to prepare a Transport 

Assessment (“TA”) and associated supporting documentation for the Coventry City Centre 

South re-development. I have provided transport advice on this scheme since 2019.  

1.5 I have worked closely with the architects on both the development and the evolution of the 

scheme to ensure that the scheme’s transport requirements are integrated into the overall 

design, and as such these elements are closely aligned to the design principles set out in Mr 

Maxwell’s Proof of Evidence (DR2.2).  

2. SCOPE OF EVIDENCE 

2.1 I give evidence on behalf of SPRL on the justification for the Council of the City of Coventry 

(City Centre South) Compulsory Purchase Order 2022 (“CPO”), and in support of the following 
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applications for stopping up of highway pursuant to section 247 of the Town and Country 

Planning Act 1990 (“TCPA”): 

2.1.1 Application One: Stopping Up of Rover Road and Queen Victoria Road (part) (Draft 

Order Ref: WM5256) (DR4.2) 

2.1.2 Application Two: Stopping Up of Warwick Row (part) (Draft Order Ref: WM5257) 

(DR4.3) 

2.1.3 Application Three: Stopping Up of Queen Victoria Road (part) (Draft Order Ref: 

WM5258) (DR4.1). 

2.2 My evidence considers the traffic, highways and servicing requirements for the scheme 

underlying the CPO and the case in support of each of the three applications for the stopping 

up of highway.   

2.3 In particular, my evidence addresses matters of access (pedestrian and cycle), car parking, 

disabled parking and the reprovision of the existing Shopmobility facility, cycle parking, the 

provision for taxi ranks, access for emergency service vehicles, coach parking and servicing, 

with particular regard to the servicing of the existing Coventry Market where the proposed 

servicing solution has been varied in response to objections to the CPO received from Royal 

London as owner of the headlease of the Market.  My evidence also considers the impact of 

the scheme (both during the construction and the operational phases of the scheme) on the 

local highway network.  My evidence additionally supports the making of the three stopping 

up orders, setting out the case for the making of the orders.  I have set out responses to the 

objections received to each of the stopping up orders at paragraphs 7.14 to 7.20 below. 

2.4 In my evidence I consider the above matters in the context of both the currently consented 

scheme and also as it is proposed to be varied by way of a pending application pursuant to 

section 73 of the TCPA. 

2.5 In my proof of evidence references to the Core Documents are made by the abbreviation, for 

example, “DR1.1”.  Specific abbreviations are noted in the text on first use, and these 

abbreviations are also set out in the CCS Proofs Glossary (DR2.9).  The proofs of evidence 

of other witnesses are referred to by the name of the author. 

3. PROPOSED SCHEME 

Consented scheme 

3.1 The scheme is consented by a hybrid planning permission granted on 27 January 2022 

(reference OUT/2020/2876) ("2022 Permission") (DR3.2(a)) as amended by s.96A non-

material amendment, reference NMA/2022/2523, dated 11 October 2022 (DR3.6) (the 

“Consented Scheme”).  The Consented Scheme provides for the demolition of the existing 
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retail and office development, and the city centre car parks within the redline planning 

application boundary (the “Site”) and the provision of: 

▪ 900-1300 C3 Residential units; 

▪ 22,000m2 – 37,500m2 of Use Class E Commercial, Business and Service / Use 

Class F.1 Non-Residential Institutions / Sui Generis (Cinema / Pub or Drinking 

Establishment / Hot Food Takeaway Uses) 

▪ A Hotel development, comprising circa 150 bedrooms; 

▪ 90-300 residential and operational car parking spaces; and 

▪ the removal of the existing Coventry Market basement ramp, with the provision 

of a new ramp directly accessed from Queen Victoria Road. 

Refined scheme 

3.2 An application has been submitted pursuant to section 73 of the TCPA (reference 

S73/2022/3160) which was validated by the local planning authority on 11 November 2022 

(DR3.7) (“S73 Application”).  The S73 Application seeks to vary the conditions attached to 

the 2022 Permission (as amended) in order to refine the Consented Scheme (“Refined 

Scheme”).  The Refined Scheme provides for the demolition of the existing retail and office 

development, and the city centre car parks within the Site, and the provision of: 

▪ 900-1500 C3 Residential units; 

▪ 13,275m2 – 20,000m2 of Use Class E Commercial, Business and Service / Use 

Class F.1 Non-Residential Institutions / Sui Generis (Cinema / Pub or Drinking 

Establishment / Hot Food Takeaway Uses) 

▪ A Hotel development, comprising circa 150 bedrooms; 

▪ 90-300 residential and operational car parking spaces.; and 

▪ the removal of the existing Coventry Market basement ramp, with the provision 

of a new ramp directly accessed from Queen Victoria Road. 

3.3 The S73 Application is a hybrid planning application with the built form submitted in outline.  

It would be unreasonable to assess the proposed development based on its maximum 

parameters as the total of these maxima would exceed the quantum of development permitted 

and therefore would not be a realistic scenario to assess.  The Transport Assessment 

submitted in support of the S73 Application has therefore been based on a development 

scenario for the Revised Scheme as this represents a justifiable scenario that can be more 
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accurately assessed. However, in order to provide a robust assessment of the proposals, the 

residential aspects have been assessed on the maximum parameter of 1,500 units and 

additional office space has been included in the assessment.  

Access 

Pedestrian and cycle 

3.4 Both the Consented and the Revised Schemes provide for pedestrian and cycle access to the 

Site to be from: 

▪ Queen Victoria Road via the realigned Rover Road to be renamed as Rover 

Walk; 

▪ Coventry Market which also links to Lower Precinct Shopping Centre; 

▪ The existing route of Market Way, linking to Lower and Upper Precinct; 

▪ The existing route of Hertford Street, linking to Broadgate; 

▪ Warwick Road / New Union Street into what is currently known as Bull Yard; and 

▪ The realigned City Arcade car park access to be renamed as Lower Market Way. 

Car and service vehicle 

3.5 The exact number of car parking spaces will be determined at reserved matters application 

stage. Vehicle access to the parking and servicing bays will be via the locations as set out 

below: 

▪ Barracks Way as per the existing situation for the Block B service yard and a 

residential car park; 

▪ the realigned City Arcade car park access to be renamed as Lower Market Way 

for the Block C service yard and car park; Block D service area and car park; 

and a small amount of on-street parking;  

▪ via the existing service route to the north of Coventry Market via the Lower 

Precinct service yard; 

▪ Service access routes directly from Queen Victoria Road. 
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Cycle parking 

3.6 For both the Consented Scheme and the Refined Scheme, cycle parking will accord with the 

standards set out in the Coventry Local Plan 2017, Appendix 5, Car and Cycle Parking 

Standards for New Development (DR3.9).  

3.7 The visitor cycle parking will be located at ‘access points’ to the development to allow visitors 

to cycle directly to the development but not cycle through the pedestrianised areas. As part of 

the detailed design these cycle parking locations will be reviewed to ensure they are in 

convenient locations to maximise potential cycle use. Some parking areas will also include 

mini bike repair stations with robust permanent cycle pumps. The visitor cycle parking will be 

located to make best use of the radial cycle routes which provide cycle access to the city from 

its outer areas. This is in-line with Local Plan policy AC4: Walking and Cycling and Chapter 5 

of the Coventry Connected SPG (DR3.9). 

Taxi ranks 

3.8 As part of the realignment and proposed pedestrianisation of Rover Road, the existing taxi 

stand for three Hackney carriages is to be re-provided on Warwick Road by utilising the 

loading lay-by outside the Reform Club. This lay-by will no longer be required as the majority 

of deliveries will be able to take place from the rear of the properties. 

3.9 A review of the taxi survey data within the Consented Scheme Transport Assessment 

indicates that the maximum existing number of boarders per hour between 07:00 – 19:00 for 

the Rover Road taxi stand on a weekday is 42 persons. The Consented Scheme is predicted 

to generate up to 2 additional taxi person trips per hour on a weekday. This provides an overall 

total of 44 taxi person trips per hour. Assuming a worst case of 1 person boarding each taxi 

equates to an assumed usage of 44 taxis per hour. 

3.10 The Saturday taxi survey data indicates that the maximum existing number of boarders per 

hour between 07:00 – 19:00 for the Rover Road taxi stand is 45 persons. As with the weekday, 

the Consented Scheme is predicted to generate up to 2 additional taxi person trips per hour 

on a Saturday. This provides an overall total of 47 taxi person trips per hour. Assuming a worst 

case of 1 person boarding each taxi equates to an assumed usage 47 taxis per hour. 

3.11 Based on the above, during the peak periods the assumed usage results in a taxi leaving circa 

every one / one and a half minutes. The three space taxi rank can accommodate a rolling 

cycle of two taxis leaving every minute whilst still providing spare capacity for the third taxi. 

On this basis the taxis would be able to cycle through the rank every few minutes, with 

additional taxis arriving at the rear of the rank as the full vehicles leave. This indicates the 

proposed taxi stand is adequate to supply the maximum predicted demand expected for the 
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Consented Scheme. The Refined Scheme has been assessed to generate a similar albeit 

lower number of new taxi trips and so the findings of the original assessment remain valid.  

3.12 In addition to the proposed taxi rank on Warwick Road, other options are being investigated, 

although it is noted that any future designs will need to tie in with the wider highway schemes 

that are being proposed by Coventry City Council. Options in the vicinity of the Market include: 

▪ The western side of Queen Victoria Street adjacent to the Ikea  

▪ The eastern side of Queen Victoria Street north of Rover Road  

▪ North side of Croft Road 

3.13 Due to the potential for Very Light Rail (VLR) to be implemented along Queen Victoria Street, 

the highway arrangement may change substantially and therefore these designs would be 

dependent on them being able to be accommodated within the VLR scheme which is not yet 

available. Once the VLR proposals are agreed, potential additional taxi ranks can be reviewed 

in more detail.  

Car parking 

3.14 Both the Consented Scheme and the Refined Scheme will remove all public car parking within 

the boundary of the Site and there is no intention to re-provide public car parking elsewhere, 

either within or off the Site. Coventry currently has a large car parking supply within the city 

centre with tariffs that are unlikely to encourage modal shift to more sustainable forms of 

transport. 

3.15 The development scenario assessed within the Consented Scheme Transport Assessment 

provides a total of 174 residential and operational car parking spaces. These are located in 

three car parks, with 130 spaces within Block B, 8 in a parking area outside Block C and 36 

within Block D.  

3.16 The Refined Scheme development scenario assessed within the Transport Assessment 

addendum submitted in support of the S73 Application will provide a total of circa 115 

residential and operational car parking spaces. These will be located in three car parks, with 

56 spaces within Block B, 29 within Block C and 29 associated with Block D. 

3.17 The residential parking provision within both Schemes has been based on disabled parking 

requirements, operational needs, site constraints and expected requirements. 

3.18 The Refined Scheme continues to be based on the same principles as the Transport 

Assessment approved pursuant to the 2022 Permission. To help formulate the proposed 

parking provision the following points were considered: 
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▪ Space constraints within each Block. 

▪ Discussions with potential Build-to-Rent operators with regard to their 

requirements and operational needs. 

▪ The possible accessible parking provision for the scheme. 

▪ The desire for family homes to have access to a car parking space. 

▪ The provision of car club bays. 

▪ Accessible and key staff parking spaces for certain uses such as the medical 

centre. 

▪ The desire to provide the minimum adequate quantum of parking to avoid use of 

the surrounding car parks by those unable to operate / work without access to a 

car, e.g. plumbers, electricians, care workers etc. 

3.19 As per Policy EM7 of the Local Plan (DR3.9) and the emerging Air Quality SPD (DR3.11), an 

allocation of spaces will have an electric vehicle charging point. SPRL are also reviewing the 

allocation of a number of the bays to car clubs to facilitate more sustainable travel and 

minimise car ownership. This is in-line with the Coventry Connected SPG section 4.3.8 

(DR3.12). 

Shopmobility 

3.20 As part of the demolition of the Barracks car park, the existing Shopmobility provision will need 

to be relocated. SPRL has submitted a separate detailed planning application for a new 

shopmobility facility on land at Salt Lane Car Park in Coventry City Centre (which is outside 

the Site- but nearby).    The application was validated on 15th December 2022 with reference 

PL/2022/0000181/FUL.  This application was pending determination at the time of drafting my 

evidence. 

Disabled parking 

3.21 In addition to the disabled residential parking being provided as set out above, public disabled 

parking provision will continue to be provided following the relocation of the Shopmobility, with 

Salt Lane car park providing accessible parking spaces close to the Site. The existing 

provision of disabled parking spaces within the Rover Road service area to the south of the 

Market will be re-provided on the roof of the Market.  This reprovision is secured by a condition 

attached to the 2022 Permission (DR3.2(a)) which is proposed to be replicated for any 

permission granted pursuant to the S73 Application for the Revised Scheme. 
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Emergency access 

3.22 As part of the overall vehicle access design strategy for both Schemes, emergency vehicle 

access has been considered throughout. 

3.23 Both Schemes have been designed so that a standard fire tender will be able to access all 

areas of the Site that they are required to.  

Coach parking 

3.24 The Scheme is unlikely to require coach parking. Notwithstanding this, White Street Coach 

Park is located to the north east of the Site and has capacity for seven coaches and is 

accessible from junction 2 of the A4053 Ringway. 

Servicing 

3.25 The proposed servicing strategy for both the Consented and the Refined Scheme uses 

existing points of access from the local highway network where possible. The servicing vehicle 

trip generation and required number of service vehicle bays has been calculated for Light 

Goods Vehicles (LGVs) and Heavy Goods Vehicles (HGVs) and these have been assessed 

with regard to their impact on the highway network. Servicing of each of the blocks will be 

reviewed and dealt with in more detail within the reserved matters applications.  

3.26 SPRL and TPP have consulted with Royal London, the operators of the Lower Precinct 

shopping centre, with regard to servicing for their development, the northern element of the 

Market, and Block A2. Feasibility options have been worked up to demonstrate the capability 

to service all three locations and tabled at meetings with Royal London. These are discussed 

in more detail below. These in principle arrangements can be further refined at the Reserved 

Matters stage. 

Block A1 and A2 

3.27 Block A1 will be serviced from a lay-by provided on Queen Victoria Road. Based on the 

servicing trip generation analysis, it is expected that the lay-by will need to be sufficiently sized 

to accommodate one HGV or two LGVs. The Refined Scheme proposes that the lay-by will 

be able to accommodate a 16.5m articulated vehicle, thereby satisfying this requirement.   

3.28 Under the Consented Scheme, servicing could also take place from the proposed Rover Walk 

to the south of the block during the allocated servicing times. This would not be possible under 

the Refined Scheme as this area will become fully pedestrianised. 

3.29 Block A2 will be serviced via the Lower Precinct service area to the north of Coventry Market.  

This route is already used to service this area and the eastern side of the Market. This route 

provides unrestricted service access.  
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3.30 Based on TPP’s servicing trip generation analysis for the Consented and Refined Schemes, 

it is expected that sufficient servicing space will need to be provided to accommodate one 

HGV or two LGVs for Block A2. This can be accommodated in the Consented Scheme from 

the public realm adjacent to Block A2 in a similar manner to the existing situation.  

3.31 Since submission of the Consented Scheme, Mayer Brown, appointed on behalf of Royal 

London, have identified a peak accumulation of three service vehicles at one point during the 

busiest day of their assessment (see further paragraph 6.4 below).  Whilst I still believe that 

two bays represents an adequate provision, three bays can be accommodated within the 

Refined Scheme which provides one large bay (capable of accommodating a 10m rigid lorry) 

and two smaller delivery bays (capable of accommodating a van or supermarket delivery 

vehicle) as indicated below. 

Figure 3.1 – Block A2 servicing arrangement 

                

3.32 The service bays have been positioned in locations so as to minimise their impact on the 

existing pedestrian routes. The large bay is positioned behind a planter which directs 
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pedestrians around the loading bay, whilst the smaller bays are located off the pedestrian 

route. It should be noted that this area (and the rest of the Rover Road service area) is 

currently shared between pedestrians and service vehicles.  The new proposals reduce the 

number of vehicles in this area, thereby reducing potential conflict. 

3.33 In addition, in both schemes Block A2 could also be serviced from the Block B service yard 

via the corridor running to the north of Block B. This route may be more appropriate for smaller 

deliveries such as those undertaken by couriers. 

Block B 

3.34 Based on the Consented Scheme servicing trip generation analysis, it is expected that 9 LGV 

and 5 HGV bays would be required to provide servicing facilities for Block B and the retained 

retail units to the north. This level of provision does not require any undue management of the 

service yard. The loading space within Block B could be further optimised, albeit that the 

minimum requirement will always be provided. 

3.35 The Revised Scheme provides for Block B to be serviced from a basement service yard 

accessed via the Barracks Way underpass which currently provides servicing access for retail 

units located within the Site on Bull Yard, Market Way and Hertford Street. The existing service 

yard also provides loading facilities for retail units located to the north of the Site on Market 

Way, Hertford Street and Upper Precinct. These units will continue to be serviced from the 

Block B service yard in addition to the proposals for Block B. The proposed service yard will 

be sufficiently sized to accommodate the expected servicing demand. 

Block C 

3.36 Block C will be serviced from a dedicated loading area located at ground level either to the 

south of the block (Consented Scheme) or under the building (Refined Scheme) and accessed 

via the realigned City Arcade car park access to be renamed as Lower Market Way. This 

service area will also be used to service the Pavilions (Block E) via a dedicated trolleying 

route. The proposed service yard will be sufficiently sized to accommodate the expected 

servicing demand. 

Block D 

3.37 In the Consented Scheme vehicles will access Block D via a service road accessed from the 

realigned City Arcade car park access to be renamed as Lower Market Way. Two lay-bys will 

be provided on the service road for loading, with some ancillary servicing / waste collection 

taking place from Queen Victoria Road. 

3.38 In the Refined Scheme a service area will be provided under the building at ground level. 

Subject to further design work as part of the Reserved Matters application it is proposed that 
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the service area is accessed off a new service road running between Queen Victoria Road 

and Lower Market Way.   

Block E (Pavilion) 

3.39 In the consented scheme the Pavilion will be serviced by vehicles stopping to load alongside 

the building on the pedestrianised area surrounding it. Access to this area will be restricted, 

and vehicles will circulate the building in a one-way ‘anti-clockwise’ loop to allow vehicles to 

pass those already loading.  

3.40 Access to the pedestrianised area will be from a controlled access point at the northern end 

of the realigned City Arcade car park access road to be renamed as Lower Market Way. 

Egress will be via the realigned Rover Road to be renamed as Rover Walk. Vehicles will join 

Queen Victoria Road via an adjusted signalised junction with Croft Road. 

3.41 In the Refined Scheme the Pavilion will be serviced from the service area in Block C via a 

dedicated trolleying route. 

Coventry Market 

3.42 Whilst Coventry Market does not form part of the development proposals, the area to its east 

and south will be re-landscaped to provide an improved pedestrianised area where there is 

currently service vehicle access.  

3.43 The servicing of the Market is discussed in more detail in paragraph 6 below. 

Servicing Summary 

3.44 The proposed development (both the Consented Scheme and the Refined Scheme) will 

provide sufficient servicing facilities to accommodate the demand on-site and will provide on-

site turning facilities where required. This is in-line with Local Plan policy AC7: Freight (DR3.9) 

and Chapter 8 of the Coventry Connected SPG (DR3.12). 
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4. SCHEME IMPACT 

4.1 The trip generation for both the Consented and the Refined Schemes was based on the 

agreed person trip rates obtained from the TRICS database to derive person trips for each 

existing and proposed land use. As the proposal involves the redevelopment of existing retail 

and offices uses, which currently generate person trips, the number of person trips estimated 

for the existing site have been deducted from the person trips predicted for proposed 

development. This provides the net impact of person trips associated with the development 

proposals.  

4.2 Due to the minor alterations to the scheme and the expected quantum of different land uses 

between the Consented and the Refined Scheme there have been changes to the expected 

trip generation.  For the Refined Scheme, the expected increase in residential trips is more 

than off-set by the reduction in the retail elements and this has led to an overall reduction in 

trips by all modes, including servicing, in comparison to the Consented Scheme. 

4.3 The information in paragraphs 4.4 – 4.7 relate to the Consented Scheme and paragraphs 4.8 

– 4.10 relate to the Refined Scheme. 

Weekday trip generation – Consented Scheme 

4.4 The total net person trip generation for the development proposals on a weekday for the 

vehicular impact assessment peak hours is shown in Table 4..  This focuses on the key AM 

and PM highway peak hours as this is when the impact on the highway would be greatest. 

The table also summarises the daily trip generation. 

Table 4.1: All uses net total person trips across development – Weekday  

Time Arrivals Departures Total 

09:00-10:00 187 509 696 

17:00-18:00 968 375 1,343 

Daily (07:00 – 
19:00) 

4,864 4,689 9,553 

 

4.5 As can be seen from Table 4., there would be 4,864 new person arrivals across a 12 hour 

period between 07:00 – 19:00 and 4,689 new departures resulting in a total of 9,553 new 

person trips on a weekday. 

Saturday trip generation – Consented Scheme 

4.6 The total net trip generation for the development proposals on a Saturday for the vehicular 

impact peak hour (14:00 – 15:00) is shown in Table 4.43.  The table also summarises the 

daily trip generation. 
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Table 4.2: All uses net total person trips across development – Saturday 

Time Arrivals Departures Total 

14:00-15:00 291 367 658 

Daily (07:00 – 
19:00) 

4,466 3,771 8,237 

 

4.7 As can be seen from Table 4.43, there would be 4,466 new person arrivals across a 12 hour 

period between 07:00 – 19:00 and 3,771 new departures resulting in a total of 8,237 new 

person trips on a Saturday. 

Weekday trip generation – Refined Scheme  

4.8 The total net person trip generation for the development proposals on a weekday for the 

vehicular impact assessment peak hours is shown in Table 4.. This focuses on the key AM 

and PM highway peak hours as this is when the impact on the highway would be greatest. 

The table also summarises the daily trip generation. 

Table 4.3: All uses net total person trips across development – Weekday  

Time Arrivals Departures Total 

09:00-10:00 -74 315 241 

17:00-18:00 973 245 1,218 

Daily (07:00 – 

19:00) 
3,076 2,904 5,980 

 

4.9 As can be seen from Table 4., there would be 3,076 new person arrivals across a 12 hour 

period between 07:00 – 19:00 and 2,904 new departures resulting in a total of 5,980 new 

person trips on a weekday. 

Saturday trip generation – Refined Scheme 

4.10 The total net trip generation for the development proposals on a Saturday for the vehicular 

impact peak hour (14:00 – 15:00) is shown in Table 4.43.  The table also summarises the 

daily trip generation 

Table 4.43: All uses net total person trips across development – Saturday 

Time Arrivals Departures Total 

14:00-15:00 12 82 94 

Daily (07:00 – 

19:00) 
2,112 1,310 3,422 
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4.11 As can be seen from Table 4.43, there would be 2,112 new person arrivals across a 12 hour 

period between 07:00 – 19:00 and 1,310 new departures resulting in a total of 3,422 new 

person trips on a Saturday. 

Highway Network Impact Assessment  

4.12 This sets out the principles of the impact assessment undertaken on the highway network for 

the Consented Scheme as this has the greatest impact on the transport modes. The same 

principles apply to the Refined Scheme albeit the trip generation, and therefore the impact, is 

lower. 

Traffic distribution 

4.13 A traffic distribution model has been built to apply the predicted net vehicular trip generation 

including service vehicles for the proposed development to the existing vehicle flows on the 

assessed highway network.  

4.14 The development vehicle trip generation has been applied and distributed onto the local 

highway network based on each development block’s location in relation to the A4053 

Coventry Ringway junctions and professional judgement. Vehicle trips associated with car 

parking currently within the Site has been redirected to Salt Lane car park. 

Scope of assessment 

4.15 The traffic model includes links to the A4053 Coventry Ringway Junctions 5, 6, 7, 9 and 10. 

The assessed road network does not connect to Junction 8 of the A4053 Coventry Ringway 

as this junction only connects to Hollywell Road, which is external to the Ring Road and would 

therefore not carry any traffic generated by the scheme. 

4.16 The broad rules set out by the Institute of Environmental Management and Assessment 

guidance state that an assessment should be undertaken on highway links where traffic 

flows will increase more than 30% (or the number of heavy goods vehicles will increase 

by more than 30%) and to include any other “specifically sensitive” areas where traffic 

flows have increased by 10% or more. The traffic model indicates that, for both the Consented 

and Refined Schemes, the predicted traffic flows on links to junctions on the A4053 Coventry 

Ringway and the increase in vehicles on the A4053 do not meet these criteria and therefore 

they do not need to be assessed. The scope of the junction modelling assessment was 

discussed and agreed with Coventry City Council (CCC) Highways.   

Cumulative schemes 

4.17 The Local Panning Authority agreed to the number of cumulative schemes being reduced for 

the Refined Scheme based on the results of the cumulative assessment for the Consented 
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Scheme demonstrating no impacts. The cumulative schemes included within the impact 

assessment submitted in support of the S73 Application were:  

▪ 54-57 Hertford Street 

▪ Plot C06 Friargate 

▪ Former Gala Bingo, Fairfax Street 

▪ Land at the corner of Queens Road, York Street and Butts Road 

▪ Land off Abbotts Lane and Upper Hill Street 

▪ Sandy Lane Industrial Estate. 

Traffic growth 

4.18 The year of opening for the Consented Scheme is 2027 and for the Refined Scheme is 2037. 

The relevant traffic growth rates have been obtained from the DfT’s TEMPro software to 

extrapolate the baseline traffic flows to the proposed year of opening.  

Summary 

4.19 The proposed mitigation, by way of alterations to the required junctions, comprises acceptable 

mitigation as agreed with the Highway Authority. These designs will be refined further as part 

of the Reserved Matters Applications and will take into account other considerations including 

the Council’s preferred junction types and its general approach to discouraging traffic in the 

City Centre.  

5. CONSTRUCTION TRANSPORT IMPACT MITIGATION 

5.1 A Demolition Traffic Management Plan (DTMP) and Construction Traffic Management Plan 

(CTMP) will be prepared and submitted in support of the first reserved matters application. 

This is in-line with Local Plan policy AC7: Freight (DR3.9) and Chapter 8 of the Coventry 

Connected SPG (DR3.12). The 2022 Permission (DR3.2(a)) includes conditions to secure the 

DMP and CMP, with separate DTMPs and CTMPs being required for each of the individual 

construction areas / blocks/phases. The DMPs and CMPs will include vehicle routeing and 

the expected vehicle trip numbers and the expected number of staff per development phase. 

These conditions will be replicated in any permission granted pursuant to the S73 Application 

for the Refined Scheme. 

5.2 However, it is anticipated that all construction vehicles will, as far as reasonably possible, use 

the national strategic road network and Coventry’s primary roads to access the Site. All 

vehicles will arrive and depart via the A4053 Ringway, but the junctions used will depend on 
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each development site. Therefore it is expected the following Ringway junctions will be used 

for each development block: 

▪ Block A Junction 7 

▪ Block B Junction 5 

▪ Block C Junction 5 

▪ Block D Junction 7 

▪ Pavilion Junction 7 

5.3 It is proposed to avoid Junction 6 as this junction has high pedestrian flows due to its proximity 

to the Rail station. 

5.4 Demolition is expected to commence October 2023, and the duration of the construction 

period is estimated at 50 weeks. The substructure works will be undertaken in three phases 

commencing January 2024, March 2027 and July 2030. The superstructure works are 

expected to commence January 2024 and the fit-out August 2024 and will follow the 

substructure works. 

5.5 Unless agreed in writing with the local planning authority, all ‘noisy activities’ for demolition 

and construction (such as piling) will be carried out within the following restricted hours: 

▪ 08:00 to 18:00 Mondays to Fridays; and 

▪ 08:00 to 14:00 during Saturdays; and 

▪ At no other times, including Sundays or Public Holidays. 

5.6 The demolition period is estimated to have 70 staff, with 600 staff estimated for the 

construction period. Based on most staff arriving and departing during the typical weekday 

peak hours, the demolition and construction staff will have minimal impact on the local 

transport network as the existing site generates circa 900 person arrivals between 08:00 – 

09:00 and circa 950 person departures between 17:00 – 18:00. On a Saturday, the existing 

site generates circa 1,000 person arrivals between 08:00 – 09:00 and circa 1,600 person 

departures between 14:00 – 15:00. Therefore the construction staff are likely to have minimal 

impact on the local transport network. 
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6. COVENTRY MARKET 

6.1 There are a number of potential service areas associated with the Market. Those indicated 

below are based on the Delivery Servicing Management Plan submitted for the 2022 

Permission. 

Figure 6.1 – Market servicing areas 

           

• Zone A is the western element of the Lower Precinct service yard, which is accessed from 

Queen Victoria Road and services both the retail units to the north and the Market to the 

south. Within this zone there a nine small service bays adjacent to the Market. 

• Zone B is the eastern element of the Lower Precinct service yard, which is accessed via a 

bridge from Zone A. This area predominantly services both the retail units to the north. 

• Zone C is a servicing area between the back of the existing retail units on Lower Market 

Way and the Market and is currently used to service both. It is accessed via a raising arm 

barrier from Area B. This area is shared with pedestrians. 
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• Zone D is broadly the area of the Rover Road service area adjacent to the Market. Under 

the Consented Scheme servicing from this area would be time restricted. Under the Refined 

Scheme this area would not be used for servicing. 

• Zone E is the area under Block A1 used to provide a new ramp into the Market basement 

under the Consented Scheme. In the Refined Scheme the ground floor area under block A1 

is enlarged to provide a new ground level service area for the Market.  

Consented Scheme proposals 

6.2 The Consented Scheme comprises 10 bays adjacent to the south of the Market (only usable 

6am-10am) and four in the basement accessed via the new ramp – see below 

Figure 6.2 – Southern Market servicing area 
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Figure 6.3 Market basement servicing area 

                 

6.3 This arrangement provides 14 bays during the AM peak and 4 van sized bays during the other 

periods. TPP’s analysis of the Market servicing requirements demonstrated how this 

provision, used in conjunction with the nine bays in Area A was adequate to service the 

Market. 

Royal London analysis 

6.4 During discussions seeking to resolve their objection to the CPO, Royal London issued SPRL 

with a draft Servicing and Management Plan and a Technical Note prepared by their Transport 

Consultant, Mayer Brown, in relation to the servicing of the Market, on 22nd November 2022 

(see Appendix RV1). The Technical Note raised a number of issues which Mayer Brown had 

and which the latest iteration of the refined design addresses. 

6.5 Mayer Brown undertook a week long survey of the service yards which identified an average 

of 51 deliveries a day from the Rover Road servicing area, albeit with 119 vehicles utilising 

the service area on the Friday of that particular survey week. It should be noted that the survey 

figure for that particular Friday is more than twice the number of vehicles on any other day 

and compares to 63 daily service trips associated with this area during the earlier TPP survey. 

6.6 Whilst the following reasonable worst case analysis is therefore based on the Mayer Brown 

worst case data from that particular Friday, it should be noted that this level of utilisation only 

occurred on one day during that particular week, with considerably fewer vehicles at all other 

surveyed times. 
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6.7 In their assessment, Mayer Brown raised some issues with the TPP analysis, including Market 

stall utilisation, vehicle dwell times, future unit subdivision, contractor parking and unoccupied 

units in the Lower Precinct Shopping Centre. In their analysis, Mayer Brown assumed: 

• Market Stall utilisation being at 100% instead of the 78% during the survey. 

• Vehicles staying more than 2 hours being curtailed at two hours rather than removed. 

6.8 Table 3 of their technical note assesses the number of bays required to accommodate the 

Market operating at 100% with long staying vehicles curtailed to 2 hours.  This includes the 

use of the 9 bays closest to the Market in Service Area A (which are the only ones the Market 

Traders will be allowed to use) also being used by the Lower Precinct Shopping Centre 

retailers. 

Figure 6.3 – Mayer Brown Technical Note Table 3 

               

6.9 Table 3 assesses three different scenarios: 

• there being no restriction on duration of deliveries (the current position which is an 

unmanaged position); 

• all vehicles being restricted to 2 hours for deliveries; and 

• all vehicles in service area C and D being restricted to 2 hours for deliveries. 
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6.10 Based on the Mayer Brown assessment, in order for the Market servicing to be 

accommodated with no further time restrictions or management, 20 service bays would need 

to be provided to cover the peak period of between 12.00 and 14.00 during the Friday. 

6.11 Notwithstanding that it is considered that the Mayer Brown assessment is worst case, in 

response to Royal London's objection SPRL have designed a revised Market servicing 

scheme that can accommodate 12 servicing vehicles adjacent to the Market. These 12 

permanently accessible servicing bays (excluding the lay-by), in addition to the 9 bays already 

available in Service area A, results in 21 bays being available, ensuring that deliveries can be 

accommodated at all times even without a time restriction and caters for servicing 

arrangements above the Mayer Brown worst case assessment. This is illustrated in Figure 

6.4 below: 

Figure 6.4 – A1 Market servicing area 

 

6.12 This revised Market servicing solution provides a new dedicated Market servicing area, 

accessible 24 hours a day, with a proposed new trolleying route directly into the Market.  With 

this enhanced provision there will be no need to provide vehicular access via a ramp into the 

Basement, with the waste compactors being stored and collected from this new surface level 

service area. 
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6.13 The new dedicated Market servicing area can accommodate a 10m rigid lorry and two 8m 

lorries as well as a number of 7.5 ton vans (e.g. Mercedes Sprinter) and transit vans. As part 

of this provision, the servicing lay-by on Queen Victoria Road is also proposed to be extended 

to accommodate a 16.5m articulated vehicle, noting that goods will then be trollied into the 

service area. 

6.14 This provision excludes the three additional servicing bays in Area D (adjacent to Block A2), 

as Mayer Brown redistributed the Market trips onto the other Market service bays as they did 

not believe that these bays were suitable. Those three additional servicing bays in Area D are 

therefore only required to service Block A2. 

6.15 Whilst this new dedicated Market service area could operate without any management, as is 

currently the case, some level of management regime may be considered to be appropriate, 

in particular with regard to long dwelling service vehicles.  A management regime of the 

service area will thus be considered as part of the Servicing Management Plan submitted for 

the first reserved matters application. 

7. STOPPING-UP OF HIGHWAYS 

7.1 There are three applications for the stopping up of highway as detailed below. Each of the 

three applications has been made pursuant to section 247(2A) of the Town and Country 

Planning Act 1990 to enable development to be carried out by the Developer accordance with 

planning permission for the Scheme.  The public consultation for all three stopping up orders 

commenced on the 24th November 2022, with notices pertaining to the Public Inquiry being 

published / advertised on 1st December 2022.  The period for submission of objections expired 

on 22nd December 2022. 

7.2 The stopping up orders have been prepared in relation to both the Consented Scheme and 

the Refined Scheme and are applicable to both schemes as the maximum building 

parameters have not changed in relation to the stopping up areas, or the need for the 

rationalisation of the existing highway boundary.  Below I set out the existing and post 

construction function of each area of highway proposed to be stopped up before considering 

those objections received to each application. 

7.3 All areas of highway proposed to be stopped are included within the CPO. 

Application One: Rover Road (Draft Order Ref: WM5256) (DR4.2) 

Area 1 

7.4 The section of Rover Road that needs to be stopped up is identified as Area 1 below. Rover 

Road currently operates as an access (including for servicing) to the Market.  It also includes 

an existing taxi rank.   
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7.5 The stopping up is required to allow for Block A1 of the proposed development to be built, and 

a rationalisation of the existing highway following the reconfiguration of the area. A new 

pedestrian (and, under the Consented Scheme only) servicing vehicle access for the existing 

Coventry Market and proposed development will be provided almost immediately to the south 

of the area to be stopped up. This results in only a minor route deviation for pedestrians and 

cyclists, and maintains emergency vehicle access. Alternative access and servicing 

arrangements for Coventry Market under the Revised Scheme are explained at section 8 of 

my proof above.  The proposals for the relocation of the taxi rank from Rover Road to Warwick 

Road are explained at paragraphs 3.8 to 3.12 of my proof above. 

 

Area 2 

7.6 The section of Queen Victoria Road that needs to be stopped up is identified as Area 2 

above.  This sliver of highway is currently paved and operates as part of the wider pavement 

area along the eastern side of Queen Victoria Road. 

7.7 The stopping up is required to allow for Block A1 of the proposed development to be built. It 

also ensures the back of the highway aligns with the Lower Precinct Car Park to provide a 

continuously straight frontage.   
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Application Two: Warwick Row (Draft Order Ref: WM5257) (DR4.3) 

7.8 The section of Warwick Row that needs to be stopped up is identified by the black and white 

hatch below.  The area is currently paved and operates as part of the wider public realm 

adjacent to Bull Yard. 

7.9 The stopping up is required to allow for Block C of the proposed development to be built. It is 

also allows for a rationalisation of the public realm. 

 

 

 

Application Three: Queen Victoria Road (Draft Order Ref: WM5258) (DR4.1) 

Area 1 

7.10 The section of Queen Victoria Road that needs to be stopped up identified as Area 1 is shown 

below. The area is currently paved and operates as part of a wider pavement area along the 

eastern side of Queen Victoria Road.  The area also provides pedestrian access from the 

public highway to adjacent properties 38-40 City Arcade.  These properties are included in 

the CPO and are due to be demolished as part of the Scheme. 
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7.11 The stopping up is required to allow for Block D of the proposed development to be built. 

Stopping up the highway land will allow for a continuous frontage to be provided along Queen 

Victoria Road.  

 

Area 2 

7.12 The section of Queen Victoria Road that needs to be stopped up is identified as Area 2 above. 

The area is currently paved and operates as part of a wider pavement area along the eastern 

side of Queen Victoria Road.  The area also provides pedestrian access from the public 

highway to adjacent property known as 39-41 City Arcade.  This property is included in the 

CPO and is due to be demolished as part of the Scheme. 

7.13 The stopping up is required to allow for Block D of the proposed development to be built. 

Stopping up the highway land will allow for a continuous frontage to be provided along Queen 

Victoria Road. Dimensions as stated on the form are taken from the image above.  
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Objections To The Stopping Up Orders 

7.14 Six parties submitted objections in response to the Stopping-up Orders. 

7.15 Virgin Media has identified that it has electronic communications apparatus located within the 

highway to be stopped up at Rover Road, under which it has rights under s334 of the 

Highways Act 1980 (as amended).  Virgin Media has objected pending completion of a 

Wayleave Agreement to protect this apparatus.  The Developer is currently in discussion with 

Virgin Media with a view to completing this Wayleave Agreement, at which point the objection 

is expected to be withdrawn. 

7.16 Cadent Gas Ltd has identified that it has gas apparatus within the highway to be stopped up, 

under which it has rights under Paragraph 4, Schedule 12, Part II of the Highways Act 1980.  

Cadent Gas Ltd has objected pending completion of a Deed of Easement to protect this 

apparatus.  The Developer is currently in discussion with Cadent Gas with a view to 

completing this Deed of Easement, at which point the objection is expected to be withdrawn.    

7.17 Mr Rafakat Hussain, t/a 8 Limbs Muay Thai Martial Arts Academy has objected on the basis 

that the Stopping-up Order of Rover Road will impact access to his property.  I understand 

these premises are within the Order Land and it will not be necessary for the Council to 

implement the Stopping-up Order prior to possession of these premises for the development.  

I understand that representatives from the Council and the Developer are seeking to arrange 

a meeting with Mr Hussain to further explain the position to him.  

7.18 Royal London Mutual Insurance Society Ltd has objected to the stopping-up of Rover Road, 

due to the impact to the Market and related issues.  Royal London has also objected to the 

CPO (see proof of evidence of Mr Lawes (DR2.8)).  As set out above, I am engaged in 

discussions on transport and servicing issues with Meyer Brown for Royal London with a view 

to seeking an agreed solution, but the arrangement which has been proposed in my view 

satisfactorily addresses the Royal London access and servicing concerns regarding the 

Stopping Up of Rover Road.    

7.19 The Highways Development Control team at Coventry City Council issued a holding objection 

to the Stopping-up Orders for procedural reasons, but I understand this holding objection will 

be removed imminently. 

7.20 Coventry Urban Regeneration Ltd (CURL) has objected to the stopping-up of Rover Road in 

relation to it impacting on their ability to access the site.  CURL has also objected to the CPO 

and I am informed that agreement has been provisionally agreed (see proof of evidence of Mr 

Lawes (DR2.8).  Upon completion of this agreement it is expected that the objection to the 

Stopping-up Order for Rover Road will be withdrawn.   
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8. CONCLUSION 

8.1 I give evidence on behalf of SPRL on the justification for the Council of the City of Coventry 

(City Centre South) Compulsory Purchase Order 2022 (“CPO”), and in support of the following 

applications for stopping up of highway pursuant to section 247 of the Town and Country 

Planning Act 1990 (“TCPA”): 

8.2 The scheme is acceptable in highway terms, in particular in relation to pedestrian, cycle and 

vehicular access, and provides sufficient cycle and car parking, including disabled provision 

and electric charging facilities. The Site and the neighbouring Market can be adequately 

serviced, noting that these in principle arrangements can be further refined at the Reserved 

Matters stage. 

8.3 The proposed mitigation for the net trip generation, by way of alterations to the required 

junctions, comprises acceptable mitigation as agreed with the Highway Authority. These 

designs will be refined further as part of the Reserved Matters Applications and will take into 

account other considerations including the Council’s preferred junction types and its general 

approach to discouraging traffic in the City Centre.  

8.4 During construction, based on most staff arriving and departing during the typical weekday 

peak hours, the demolition and construction staff will have minimal impact on the local 

transport network 

8.5 SPRL have designed a revised Market servicing scheme that can accommodate 12 servicing 

vehicles adjacent to the Market. These 12 permanently accessible servicing bays (excluding 

the lay-by), in addition to the 9 bays already available in Service area A, results in 21 bays 

being available, ensuring that deliveries can be accommodated at all times even without a 

time restriction and caters for servicing arrangements above the Mayer Brown worst case 

assessment. 

8.6 Three stopping up orders have been prepared in relation to both the Consented Scheme and 

the Refined Scheme and are applicable to both schemes as the maximum building 

parameters have not changed in relation to the stopping up areas, or the need for the 

rationalisation of the existing highway boundary.   

8.1 Six parties submitted objections in response to the Stopping-up Orders. These are all being 

responded to in order to remove these objections. 
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9. STATEMENT OF TRUTH 

9.1 I confirm that I have made clear which facts and matters referred to in this report are within 

my own knowledge and which are not.  Those that are within my own knowledge I confirm to 

be true. The opinions I have expressed represent my true and complete professional opinions 

on the matters to which they refer.  

 

 

Russell Vaughan 

29 December 2022 
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Appendix RV1 - Technical Note prepared by Mayer Brown in relation to the servicing of the 
Market received 22nd November 2022 
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