ADDRESS:

Land Bounded By Wandsworth Road, Parry Street, Bondway And Vauxhall Bus
Station London SW8
Application Number: 17/05807/EIAFUL
Case Officer: Jeffrey Holt
Ward: Oval
Date Received: 27 November 2017
Proposal: Removal of existing structures and the construction of a mixed-use development
comprising two towers of 53 storeys (185m) and 42 storeys (151m), with a connecting podium of
10-storeys (49m), containing office (B1), hotel (C1), residential (C3) and flexible ground floor retail
and non-residential institution (A1/A2/A3/A4/D1) uses plus plant, servicing, parking and other
ancillary space; the provision of hard and soft landscaping; the creation of a new vehicular access
point on Wandsworth Road and a vehicular layby on Parry Street and other works incidental to the
development.
DEPARTURE APPLICATION: The proposed development is a departure from site allocation "Site
13 - Plot bounded by 7- 93 Wandsworth Road, Parry Street and Bondway including the bus station
SW8 (Vauxhall Island Site)" of the Lambeth Local Plan (2015).
This application is accompanied by an Environmental Statement (ES).
Agent: Ms Alexandra Milne
Applicant: VCI Property Holding Limited
DP9 Ltd
100 Pall Mall
London
RECOMMENDATION
1. Resolve to grant conditional planning permission subject to the completion of an agreement
under Section 106 of the Town and Country Planning Act 1990 (as amended) containing
the planning obligations listed in this report and any direction as may be received following
further referral to the Mayor of London and any direction received from the Secretary of
State.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:
a. Finalise the recommended conditions as set out in this report, addendums and/or
PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report,
addendums and/or PAC minutes pursuant to Section 106 of the Town and Country
Planning Act 1990 (as amended).
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Assistant Director of Planning,
Transport and Development, having regard to the heads of terms set out in this report,
addendums and/or PAC minutes, to negotiate and complete a document containing
obligations pursuant to Section 106 of the Town and Country Planning Act 1990 (as
amended) in order to meet the requirement of the Planning Inspector.
4. In the event that the Section 106 Agreement is not completed within four months of
committee, delegated authority is given to the Assistant Director of Planning, Transport and
Development to refuse planning permission for failure to enter into a section 106 agreement
for the mitigating contributions identified in this report, addendums and/or the PAC minutes.

SITE DESIGNATIONS
Relevant site designations:
Vauxhall Opportunity Area - Vauxhall Opportunity Area
Central Activities Zone (CAZ) - Central Activities Zone
District Centre Boundary - Vauxhall District Centre
Environment Agency Flood Risk Zone 3a
CAA Helipad Safeguarding Zone - CAA Helipad Safeguarding Zone
Opportunity Area - London Plan Vauxhall Opportunity Area
Site Allocations - Site Allocation 13: Plot Bounded By Parry Street And Bondway
Smoke Control Area - Smoke Control Area
London Plan Thames Policy Area - Thames Policy Area
Archaeological Priority Areas - Archaeological Priority Areas
Central Activities Zone - Central Activities Zone
Tunnel Safeguarding Zone
Local View – Brixton Panoramic
Local View – View west from County Hall
Area of Open Space Deficiency for Regional Parks and District Park

LAND USE DETAILS
Site area (ha):

0.57

NON-RESIDENTIAL DETAILS
Use Class
Existing
Proposed

A1/A2/A3/A4/D1

B1a
C1
C3

Floorspace (m2)
(Gross Internal Area)

Use Description
n/a
Retail/professional
services/restaurant/drinking
establishment/nonresidential institution
Office
Hotel
Dwellings

687

19,695
45,940 (618 rooms)
26,337 (257 units)

RESIDENTIAL DETAILS
Residential
Type

No. of bedrooms per unit

Studio
Existing

Affordable
Private/Market
Total

1

2

3
4
N/A

Total
Habitable
Rooms
Total

Proposed
On-Site

Proposed
Off-Site

Affordable
Rented
Social Rented
Intermediate
Rent
(London Living
Rent)
Private/Market
Total

N/A
N/A
-

3

12

8

-

24
27

48
60

123
131

35
35

4
4

23

51

234
257

625
677

Affordable
Rented
Social Rented
Intermediate
Private/Market
Total
Amount (£)

Payment in Lieu of
Affordable Housing

£30,093,907
Details/Trigger
Early stage review if not substantially
implemented within 24 months of grant of
permission;
Late Stage Review triggered at 75% of sale
of market units

Review Mechanism

ACCESSIBILITY

M4(2) Units
M4(3) Units

Number of C3
Units
231
26

NON-CONVENTIONAL RESIDENTIAL & VISITOR ACCOMMODATION
Bedrooms/Units
Existing

Proposed

Existing
Proposed

Hotel Bedrooms
Serviced
Apartments/Aparthotel units
Hotel Bedrooms
Serviced
Apartments/Aparthotel units
Student
Accommodation
Student
Accommodation

Floorspace (m2)
N/A

508
110

35,983
9,957

Bedrooms
-

Floorspace (m2)
-

-

-

Bedrooms

Floorspace (m2)

Existing
Proposed

C2
C2

Existing
Proposed

SG Hostel
SG Hostel

Bedrooms
-

Floorspace (m2)
-

PARKING DETAILS
Car Parking Spaces
(General)

Existing
Proposed

Car Parking Spaces (Disabled)

N/A

Resi

Office

Hotel

0
0

0
29

0
1

0
1

Flex.
retail
0
1

% of
EVCP

Bike
Spaces

Motorcycle
Spaces

0
20%
active
80%
passiv
e

0
704
Long
stay
53 short
stay

0
0

EXECUTIVE SUMMARY
i.

VCI Property Holding Limited submitted a planning application in November 2017 for the
redevelopment of land Bounded By Wandsworth Road, Parry Street, Bondway And Vauxhall
Bus Station, also known as the Vauxhall ‘Island Site’. The application is for the erection two
towers with a connecting podium containing office (B1), hotel (C1), residential (C3) and flexible
ground floor retail and non-residential institution (A1/A2/A3/A4/D1) along with basement
servicing and Blue Badge parking. In addition a new public square would be created at ground
level.

ii.

The boundary of the application site is based on the future road layout that would be created
following proposed works to convert the Vauxhall Gyratory back to two-way. These works are
central to the wider transformation of Vauxhall Cross into a town centre. They would deliver a
more pedestrian and cyclist friendly environment and a new public open space opposite
Vauxhall train station. These works also allow for the redevelopment of the existing island site
into a development that better supports the creation of a town centre in Vauxhall. Both the
gyratory works and the development of the island site would require a land swap between
Transport for London and the applicant in order to be delivered.

iii.

The site is mostly undeveloped at present and inaccessible to pedestrians. Currently there are
only advertising structures and site hoardings present. Surrounding development is varied but is
generally high density and mixed-used reflecting its location within the Central Activities Zone
and Vauxhall Nine Elms Battersea Opportunity Area. Vauxhall bus, Underground and rail station
is to the north east giving the site an excellent level of public transport accessibility. The site is
not within a Conservation Area but Vauxhall Conservation Area is to the east. Other nearby
heritage assets include a Grade II* listed building and number of locally listed buildings.

iv.

The proposed development would consist of two tower 53 storeys (185m) and 42 storeys (151m)
in height, with a connecting podium of 10-storeys (49m). The shorter northern tower would
contain 257 residential units and the taller southern tower would contain a 618 room hotel. The
podium would contain office space and on the ground floor would be flexible retail units. Parking
for 29 Blue Badge holders and 757 cycle spaces would be provided in the basement. Servicing
would also take place in the basement with access provided by three vehicle lifts off
Wandsworth Road.

v.

The application follows extensive pre-application discussions. The proposed land uses are
acceptable in principle and would deliver a substantial amount of employment space along with
a hotel and flexible retail, which are supported town centre uses. It would also provide a
substantial number of new homes, contributing to the Borough’s housing supply. Twenty-three
intermediate units would be provided on-site and a payment-in-lieu of approximately £30 million
would be secured toward the provision of affordable rented homes elsewhere in the borough.
Together these elements would be equivalent to 30 per cent on-site provision of affordable

housing. This is a substantial degree of betterment above the 17 per cent which the supporting
financial appraisal calculates to be the maximum viable level of affordable housing. This degree
of betterment is supported by the significant investment in the local area associated with the
gyratory works. The proposed development would meet the aspirations for this site set out in the
Local Plan.
vi.

The development is of very high design quality that responds appropriately to its context and
optimises the development potential of the site. The height of the taller tower is 185m high and
exceeds the 150m height limit set out in the Local Plan for this site. The development is
therefore a departure from the development plan and this conflict must be balanced against the
planning benefits of the scheme. These benefits are a high quality design that integrates well
with the cluster of tall buildings in Vauxhall (particularly compared to the earlier consented
scheme on this site); enabling the delivery of the Vauxhall gyratory removal works and new town
centre; new homes including intermediate homes and a substantial contribution to off-site
affordable housing; new employment space, hotel and retail uses and a new public square.
Officers support the proposed design and consider the departure that these planning benefits
are material considerations which sufficiently in favour of the development to justify the
departure.

vii.

Officers do not consider that there would be harm to heritage assets, in particular, the settings of
the Westminster World Heritage Site and nearby conservation areas as the buildings would
integrate well with the existing and emerging cluster of tall buildings in the area. Officers
disagree with Historic England’s view that the development would cause ‘less than substantial’
harm to heritage assets as officers consider the tall building cluster to be established and that an
additional tall building would not cause harm. However, officers would consider that any ‘less
than substantial harm’ would be outweighed by the public benefits of the scheme as set out
above.

viii.

The development would have an acceptable impact on the highway and transport network. The
development would be car-free with the exception of full provision of Blue Badge parking within
the site. The servicing arrangements on Wandsworth Road would be carefully managed to
ensure it takes place safely and without harm to the traffic flow. The service access would be
signalised so that exit movements can only occur when traffic is held on the highway. In addition
a banksman would be present at all times to marshal pedestrians and deliveries would be
required to be scheduled and to take place outside of peak times. Small ad-hoc unscheduled
deliveries would take a place at one of three on-street loading bays. The trips generated by the
development are able to be accommodated on the pedestrian, cycle and public transport
network. The development is designed to integrate with the redevelopment of the Vauxhall bus
station and would include three bus shelters as part of the development.

ix.

The development would have an overall acceptable impact on neighbouring residential amenity.
There would be instances of significant noticeable changes to daylight and sunlight for a number

of residential properties to the immediate north-west, east and south. As the site is currently
open and undeveloped it is inevitable that any substantial development that seeks to meet the
policy aspirations for this site would cause a noticeable change in daylight and sunlight levels.
Retained levels of daylight and sunlight would be comparable to levels permitted elsewhere
within Vauxhall. A scheme that would not cause a noticeable impact is unlikely to be viable or
able to deliver the same planning benefits of the scheme. Officers consider the impact to be
commensurate to the area and would be outweighed by these benefits. In terms of overlooking
and noise, the development would not cause harm.

x.

The development would meet technical requirements in respect of sustainability, flood risk
mitigation, wind conditions, solar glare, light pollution, waste and recycling, water infrastructure
and land decontamination. The application is accompanied by an Environmental Statement
which has been reviewed and found compliant with relevant regulations.

xi.

Planning permission would be subject to a s106 legal agreement securing 23 on-site
intermediate units, £30,093,907 payment-in-lieu of affordable rented housing, £779,470 towards
employment and skills, £962,664 towards carbon offsetting, £600,000 over ten years towards
open space, £220,00 towards a cycle hire dock and various other provisions to encourage
sustainable transport use. In addition the development would be liable for a local community
infrastructure levy of approximately £22.4m and Mayoral CIL of approximately £5.4m.

xii.

Public consultation was undertaken before and after submission of the application. Twenty-two
objections, nine comments in support and one neutral comment were received in response to
the formal planning consultation. The points raised are addressed in this report.

xiii.

The proposed development has been assessed against the Development Plan and all other
material considerations, including national planning policy. Officers consider that subject to
appropriate conditions and s106 legal agreement the planning application should be approved.

xiv.

The proposed development is an application of potential strategic importance to London and as
such is referable to the Mayor of London pursuant to the Town and Country Planning (Mayor of
London) Order 2008. The GLA has issued its stage 1 consultation response, and the officer
recommendation contained in this report acknowledges the need to refer the application to the
Mayor for his final decision (Stage 2 referral). The application is also subject to a holding
direction by the Secretary of State and would be referred following receipt of the Mayor’s Stage
2 response.

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with the following clauses of the Terms of Reference:
(1)(i)(a) The provision of dwelling houses to be provided is 10 or more
(1)(i)(b) The development is for the provision of dwelling houses on a site having an area of 0.5
hectare or more
(1)(ii) The provision of a building or buildings where the floor space to be created including changes
of use, by the development is 1,000 square metres or more; and
(9) Applications which are recommended for approval where it is proposed to grant
permission for a proposal which is a significant departure from the policies of the Council's
Development Plan.
1

THE APPLICATION SITE

1.1

The application site is known as the Vauxhall Island Site as it is fully surrounded by roads: Bondway to
the east, Parry St to the south, Wandsworth Road to the west and a small slip road to the north that
serves Vauxhall Bus Station. The site is triangular, 0.57 ha in area and sits in the centre of the
Vauxhall Gyratory. Historically, the site was in residential use for workers in local industry however it
was heavily bombed in WWII. Since then the site has been gradually cleared of all development apart
from a number of advertising screens first erected in 1986 and altered over the following years. The
site is now mostly unkempt grass, shrubbery and immature trees. The site has no formal pedestrian
access as no pedestrian crossings are provided on surrounding roads. However, vehicular access is
provided via a small dropped kerb on Parry Street.
Fig. 1 – Aerial view of application site

2

THE SURROUNDING AREA

2.1

The site is located in the heart of Vauxhall. Vauxhall Underground, Bus and Train Station is to the
north and east. Along Bondway are four to seven storey buildings in residential, hotel, retail and
commercial use. To the south is a hostel and large commercial and industrial site that is to be
redeveloped into a high density mixed-use scheme known as Vauxhall Square, which includes two
towers (48 and 50 storeys). To the south-east the Aykon Tower, a high density residential scheme (50
storeys), is under construction. To the south-west another high density residential scheme known as
One Nine Elms is under construction (56 storeys). To the west is the St George’s Wharf development,
which is a maximum of 16 storeys tall, predominantly residential but includes office, retail and other
commercial uses.

2.2

The site benefits from the highest level of public transport accessibility (6b) owing to its proximity to
the Vauxhall transport interchange. All adjacent roads are TfL controlled roads.

2.3

The site falls within the Central Activities Zone (CAZ), Vauxhall District Centre and the Mayor’s
Vauxhall Nine Elms Battersea (VNEB) Opportunity Area Planning Framework (OAPF). Under the
Local Plan, the site is designated as Site 13 with the potential for town-centre-led mixed use
development.

2.4

The site is within Flood Risk Zone 3a, is within an Archaeological Priority Area and London
Underground Tunnel Safeguarding Area.

2.5

The site is not in a Conservation Area however, Vauxhall Conservation Area is to the east beginning
at Bondway. There are no listed structures on site but to the west is the Grade II* Listed Brunswick
House and to the east are three Locally Listed buildings: 2 South Lambeth Place, 1-5 Wandsworth
Road and Rowton House 11-13 Bondway. Although these buildings have different streets in their
addresses, they all form part of the same urban block fronting onto Bondway. The entrance to
Vauxhall Train Station is also Locally Listed. To the north is the Grade II* listed Vauxhall Bridge. To
the south are 101 to 109 Wandsworth Road, a small Grade II listed terrace and further afield on the
opposite side of the railway are the Royal Vauxhall Tavern (Grade II), 29 Vauxhall Grove (Grade II
listed house) and 29 South Lambeth Road (Grade II Listed House).

2.6

The nearest open spaces are Vauxhall Park to the south-east and Vauxhall Pleasure Gardens to the
north-east.

3

SITE PHOTOGRAPHS
Fig. 2 – Photograph of the southern corner of the site.

Fig. 3 - Photograph of Wandsworth road looking north with the application site on the right hand side.

4

PROPOSAL

5

Summary of the Proposal

5.1

Permission is sought for the removal of existing structures and the construction of a mixed-use
development comprising two towers of 53 storeys (185m) and 42 storeys (151m), with a connecting
podium of 10-storeys (49m). The podium would contain 19,695sqm of office (B1) space with the taller
southern tower containing a 618 room hotel and the northern tower containing 257 residential units.
Flexible retail/non-residential institutional spaces (A1/ A2/A3/A4/D1) would be provided on the ground
floor. A three level basement would contain a ballroom for the hotel, parking for 29 Blue Badge
holders, servicing, cycle storage, refuse storage and plant. Servicing would take place via three
vehicle service lifts accessed from Wandsworth Road.

5.2

The proposed development is ‘environmental impact assessment’ development and an environmental
statement accompanies the application.

6

Detail of the Proposal

6.1

The development would be arranged as two towers connected by a podium and combined basement.
The north tower would be 40-storeys high reaching a height of 150m and accommodate the residential
units. The south tower would be 52-storeys, 185m high and contain the hotel. The podium would be
10-storeys high and accommodate the hotel lobby and communal facilities, seven floors of offices and
at the ground floor would the hotel entrance, residential entrance and flexible retail units. At basement
level would be a ballroom serving the hotel, parking, servicing, cycle storage, refuse storage and
plant. The ground floor space around the building would be publicly accessible, forming part of the
public realm and creating a new public square.

Fig. 4 - Ground floor layout

6.2

The building is drawn in at the lower floors to provide more external space. The exterior of the building
would be glazing set within a semi-regular grid of pre-cast concrete elements. The grid would be
varied across the face of the buildings.

6.3

Parking for 29 Blue Badge holders would be provided in the basement. 26 would be for residents and
three for the commercial uses. Servicing would also take place within the basement and access would
be via three vehicles lifts. 757 cycle spaces would also be provided: 433 would be for the residential
development, 255 for the office, 44 for the hotel and 25 for the retail use. Long-stay cycle parking
would be at basement level and visitor parking would be at ground level within the public realm.

Fig. 5 - Visualisation of proposal looking north

Fig. 6 - Visualisation of view looking south
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Amendment(s)

7.1

Amendments were made on 8 February 2018 to remove a vehicle layby on the northern edge of the
site to reduce the impact on the highway. On 19 March 2018 the northernmost service lift was
removed to reduce the width of the servicing access. On 2 July 2018, the number of cycle parking
spaces was increased and redistributed within the development to better accord with the Mayor’s
cycle standards.

8

Planning Performance Agreement

8.1

The application was considered on 27 September 2017 by the Strategic Panel where an initial steer
was given. The application was also presented at a Technical Briefing on 26 November 2018 in order
to provide more detailed information about the scheme in advance of PAC.

9

RELEVANT PLANNING HISTORY

9.1

The site has an extant planning permission for the following development:
The erection of two towers, Tower A rising to 41 storeys (approx. 140m) and Tower B rising
to 32 storeys (approx. 115m), plus 4 basement levels below ground; to provide a mixed use
development comprising 291 residential units (use class C3), 663sqm of floorspace for food
and drink commercial uses (use class A3), 2162sqm of floorspace for employment
commercial uses (use class B1), a 179 room hotel (use class C1) and 1371sqm of
floorspace for community facilities/assembly and leisure (consisting of a dentist surgery, a
soft play facility, a digital cinema and a community space - use classes D1 and D2); together
with 30 car parking spaces, 10 motorbike parking spaces, 490 cycle parking spaces, refuse
storage facilities, the provision of a public space/landscaping at street level, the formation of
a new vehicular access from Parry Street and a new vehicle egress to Bondway, and other
works incidental to the redevelopment of the site.

9.2

The above application (ref: 10/02060/FUL) was first deferred by the Planning Applications Committee
in February 2011 and in October 2011 the applicant submitted an appeal against the Council’s failure
to determine the planning application in the requisite period. Following a Public Inquiry in March 2012
and subsequent Secretary of State decision in August 2012 the application was granted.

9.3

Minor amendments were approved in 2014 (ref: 13.01644/VOC) to reconfigure the cores and remove
a basement level. The external size and appearance of the building did not change. Subsequent to
this were a series of application to discharge pre-commencement conditions. The permission was
implemented in 2015 and confirmed through a Lawful Development Certificate (ref: 15/03769/LDCE).

9.4

An environmental impact assessment (EIA) scoping opinion was issued on 29 July 2016 in relation to
the EIA for the proposed redevelopment of the site. The EIA accompanies this application. The
reference for the scoping opinion is 17/04652/EIASCP
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CONSULTATIONS

10.1 Statutory External Consultees
Officer response in brackets [ - ]
Greater London Authority – 19 February 2018
Stage 1 response - Objection:


Insufficient level of affordable housing [affordable housing provision has increased]



Further information required on servicing [servicing arrangements now approved]



Further information required on the site heat network and CHP [additional information
submitted and approved]



Further discussion required on child playspace [contribution to off-site playspace secured]

The following conditions and s106 obligations should be secured:


Design and delivery of adjacent bus stops [condition 50 added]



Same architect must be retained through delivery [s106 clause added]



Fire safety informative [informative added]



Car park management plan to provide additional Blue Badge space [condition 51 added]



Construction Logistics Plan [condition 4 added]



Cycle hire contribution £220,000 [secured through s106 agreement]



Two years free cycle hire membership [secured through s106 agreement]



S278 agreement with TfL for highway works [secured through s106 agreement]



Zero carbon payment required [secured through s106 agreement]

Transport for London - 19 November 2018
No objection subject to conditions/s106 obligations:


Submission of Construction Management Plan [Condition 3 added]



Submission of Delivery and Service Plan [Condition 20 added]



Parking permit-free designation [secured through s106 agreement]



Minimum two years free car club membership [secured through s106 agreement]



Provision of two space taxi rank on Parry Street [secured through s106 agreement]



Cycle hire contribution £220,000 [secured through s106 agreement]



S278 agreement with TfL for highway works [secured through s106 agreement]



Travel Plans plus monitoring [secured through s106 agreement]

London Underground Infrastructure Protection – 21 December 2017
No objection subject to conditions:


Submission of detailed design and method statements for all foundations, basement and
ground floor structures, or any other structures below ground level, including piling [condition
11 added]

Metropolitan Police - 5 December 2017
No objection subject to conditions


Achieve Secure by Design Gold Certification pre-occupation [Conditions 27 and 28 added]



Submission of structural blast engineer report [Condition 29 added]



Submission of vehicle dynamics assessment [Condition 30 added]



Submission of lock down scheme [This is dealt with under separate legislation]

Environment Agency – 19 November 2018
No objection subject to conditions/informatives


Development must be carried out in accordance with identified mitigation measures
[conditions 21 added]



Scheme of site investigation and remediation [condition 5 added]



Scheme of dealing with unanticipated contamination [condition 7 added]



Verification of remediation required [condition 6 added]



No drainage to ground without authority of local planning authority [condition 10 added]



Submission of flood response plan [condition 24 added]



Flood resistant and resilient measures are incorporated into the design and construction of
the development [informative added]



Owners, operators and occupants register with Floodline Warnings Direct [Informative
added]

Historic England – 20 December 2017
The proposal would cause incremental harm and the local planning authority needs to be satisfied that
this harm is justified. The reduction in the perceived solidity of the tall buildings cluster in important
views (when compared to the approved scheme for Vauxhall Cross), and the public realm
improvements around Vauxhall Train Station, can contribute to the heritage-related public benefits of
the scheme.
Historic England – Archaeology – 15 December 2017
No objection subject to condition


Secure scheme of archaeological investigation [condition 25 added]

City of London – 19 December 2017
 No comment
City of Westminster – 7 November 2018
 No comment
London Borough of Southwark – 31 August 2018
 No comment
London Borough of Wandsworth – 8 October 2018
Objection





Excessive height which does not integrate well with the cluster [See section 13]
Proposal did not go before a design review panel [LBL design officers worked closely with
applicant. Design review panels are not compulsory under current policy]
Does not make an adequate link to the linear park [the development provides a public open
space in line with the linear park]

London Borough of Camden – 19 December 2017
No objection
Thames Water – 17 September 2018
No objection subject conditions/informatives


Submission of water supply impact study [condition 26 added]



Submission of Piling Method Statement [condition 9 added]



Incorporation of a non-return valve [informative added]



Advice regarding possible diversion of Thames Water main running across the site
[informative added]



Advice regarding nearby water mains [informative added]



No surface water drainage into combined sewer network [informative added]

Natural England – 12 November 2018
No objection but recommends application of their standing advice in respect of protected species.

Civil Aviation Authority No objection subject to meeting statutory requirements in respect of the following:


Aviation warning lighting [informative added]



Notification of Defence Geographic Centre of new tall building [informative added]



Notification of cranes to relevant authorities [informative added]

National Air Traffic Services – 12 November 2018
No objection subject to conditions


Demonstrate no impact on radar and submit radar mitigation scheme [condition 59 added]



No construction above 50m until radar mitigation scheme implemented [condition 60 added]

10.2 Other Consultees
Friends of Vauxhall Park
Objection
 The site should be green space
 Vauxhall Park is suffering from pressure from nearby large developments
 S106 money should be directed to Vauxhall Park to support investment under Vauxhall Park’s
Masterplan

10.3 Adjoining owners/occupiers
10.3.1 A site notice was displayed from 8 December 2017 to 7 January 2018 and the application was
advertised in the local paper on 8 December 2017. A second consultation was undertaken to make it
clear that the scheme is a departure from the Local Plan. The application was advertised in the local
paper on 24 August 2018. A site notice was displayed on the same day until 15 September 2018. A
third consultation was undertaken following the submission of additional environmental information.
The application was advertised in the local paper on 2 November 2018. A site notice was displayed on
the same day until 2 December 2018. The formal consultation period ended 2 December 2018 but
comments received up to the day of planning committee are accepted.

10.3.2 Thirty-one representations were received during the consultation period. Twenty-one were in support,
nine were in objection and one was neutral. A summary of the concerns raised is set out below:

Summary of Objection

Officer response

Principle and land uses
o

Hotel not needed in this location

The hotel would help meet the borough’s
targets for hotel room provision and provide
an acceptable town centre use in this
location

o

Vauxhall should remain as an interchange

Planning policy seeks the provision of new

and not become a destination

town centre but its transport interchange
function would be retain

o

It should include a cinema

There is no requirement for a cinema in
planning terms

o

Should include community or cultural space

There is no existing community space on
site and the environmental statement
identified that there is no further need
however the flexible retail units include D1
community use

o

Site should remain as open space

The site currently unusable as open space
and does not contribute to the town centre.
A public plaza would be provided as part of
the development

o

Commercial space is not needed

Office and retail space is supported by
planning policy and contributes to
employment growth

Residential
o

Insufficient affordable housing

The level of affordable housing is equivalent
to 30 per cent on-site provision and is
considered appropriate given the specific
nature of the site and development

o

Affordable housing not truly affordable

Intermediate rented units would be based
on London Living Rent. Off-site affordable
rent would be at Local Housing Allowance
and Social Target Rent rates.

o

Affordable housing not integrated into the

The intermediate units are fully integrated

development

into the design of the scheme and are
visually indistinguishable from the rest of
the development. Affordable rented housing
could be better delivered off-site

Design and level of development
o

Overdevelopment of the site

The proposal optimises the development
potential of the site having regard to its
located in the CAZ and Opportunity Area. It
is of high design quality and would deliver
substantial public benefits

The design is not integrated with bus station

The development is design to completely

or gyratory proposals

integrate with gyratory and bus station
proposals. They are interdependent.

Excessive height

Although the height exceed the 150m
height limit, the design is high quality and
causes no harm to heritage assets and
would have an acceptable impact on
residential given its context

Insufficient public realm and open space

A new public plaza would be provided on
the ground floor and a contribution to the
maintenance and improvement of Vauxhall
Park and Pleasure Gardens would be
secured

Transport
o

Increased congestion due to additional

The site is located on the strategic highway

cars/servicing vehicles/taxis

network, which can accommodate the
additional trips

Impact from other large scheme in area not

The environmental assessment and

accounted for

transport assessment took into account all
other consented majors scheme in the local
area

Podium would block access between

The interchange distance would increase

Bondway and Wandsworth Road bus stops

but not to an unacceptable extent. The
south tower is raised to provide additional
covered circulation space around the
southern end of the bus station where this
interchange occur.

o

Servicing lifts would not be able to handle

Three servicing lifts would be sufficient to

expected servicing levels

deal with scheduled deliveries which would
make up the majority of servicing
movements. Other unscheduled deliveries
would take place via on-street loading bays

Servicing lifts are too close to bus stops and

The service lifts would be signalised so that

will cause disruption

exit movements would only be possible
when traffic is held Wandsworth Road in
order to avoid conflicts

Taxi trip rates are underestimated

Following submission of further information,
trip rates have been deemed acceptable
transport officers and Transport for London

HGV movements during peak hours would

HGV movements would be scheduled and

not be controlled

cannot take place within peak hours

Landscaping
Insufficient trees

The public plaza would include an
acceptable number of trees given the site’s
context. There would be a net addition of
trees compared to the existing site

Impact on amenity
Loss of light to residents

There would be noticeable changes due to
the nature of the site and proposed
development. Retained levels of daylight
would be commensurate for the area

Loss of light to bus station

The new bus station is designed to be much
brighter than the existing and would not be
negatively affected by the proposal

Loss of outlook

The development maintains adequate
separation distances from adjoining
development to avoid harmful loss of
outlook

Disruption from construction activity

Construction activity would be carefully
managed through Construction
Environment Management Plan

Community safety
Would reduce safety of Vauxhall bus station

The public realm would be lively and safe

and surrounding pedestrian environment

due to nearby active frontage and passive
surveillance

Environmental
Increased wind

Wind impacts would be mitigated by
planting of trees

Poorer air quality due to increased traffic

The development is car-free and would be
‘air quality neutral’.

Redevelopment of Vauxhall bus station and gyratory works
Various objections to redevelopment of

The redevelopment of Vauxhall Bus Station

Vauxhall bus station

has been consented and is separate to this
application

Various objections to the gyratory proposals

The gyratory proposals are separate to this
application. This application does not
determine whether the gyratory proposals
go ahead

Land swap
Land swap results in loss of public land and

The land swap enables the delivery of the

reduction in bus station size

gyratory removal and creates a better
pedestrian and cyclist environment as well
as new public square opposite Vauxhall
station.

Process
Application should be considered together

They are separate developments and must

with bus station application and gyratory

be considered on their own merits. The bus

proposals

station has been consented.

No environmental impact assessment

An environmental impacts assessment has

undertaken

been undertaken.

Consultation took place over Christmas

Subsequent consultations were undertaken

break

throughout the year.

Comments in support
High quality design and architecture
Suitable site for tall buildings
Improved public realm
Land swap enables better siting of the
buildings and better public realm
Compatible with the gyratory works and bus
station
Additional housing supported
Additional jobs supported
Additional residents and workers would
support local businesses
Cafes and shops welcomed
Improved environment for pedestrians
Needs of new residents and students should
also be taken into account

Noted
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POLICIES

11.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning decisions to be
made in accordance with the development plan unless material considerations indicate otherwise.
The development plan in Lambeth is the London Plan (2016, consolidated with alterations since 2011)
and the Lambeth Local Plan (September 2015).

11.2 The new Draft London Plan was published on 1 December 2017 (updated August 2018) for
consultation and will eventually supersede the current 2016 consolidated London Plan once the final
version is published (anticipated Autumn 2019). The Draft London Plan is a material consideration in
planning decisions. Officers consider that this should be afforded very limited weight at this stage. The
Lambeth Local Plan is currently under partial review to ensure it complies with amendments to
changes in the NPPF and London Plan. The Local Plan review is timetabled to follow the programme
for the Draft London Plan. Consultation for the Draft Revised Local Plan commenced on 22 nd October
2017. At this time the proposed amendments to the Local Plan do not carry any weight.

11.3 The latest National Planning Policy Framework was published in 2018. This document sets out the
Government’s planning policies for England including the presumption in favour of sustainable
development and is a material consideration in the determination of all applications.

11.4 The current planning application has been considered against all relevant national, regional and local
planning policies as well as any relevant guidance. A full list of relevant policies and guidance has
been set out in Appendix 3 to this report.
ASSESSMENT
12

Land Use

12.1 The application proposes a mixed use development consisting of hotel (C1), office (B1a), residential
(C3) and flexible retail units (A1/2/3/4/D1) on previously developed land. The principle of these uses is
against relevant policy below.

Presumption in favour of sustainable development

12.2 The NPPF sets a presumption in favour of sustainable development and this is reflected in Local Plan
Policy D2 and the other policies in the plan. Policy D2 states that the council will always work
proactively with applicants jointly to find solutions which mean that proposals can be approved
wherever possible and to secure development that improves the economic, social and environmental
conditions in Lambeth.

Mixed-use development

12.3 The application site is currently vacant and undeveloped except for some advertising structures.
However, historically the site was developed contained housing for workers at the former Phoenix Gas
Works. Consequently, it is considered to be previously developed land. The NPPF encourages the
effective use of land by reusing land that previously been developed and promotes mixed use
development. The site is in inner London and LP Policy 2.9 seeks to realise inner London’s potential:
“…in ways that sustain and enhance its recent economic and demographic growth while also
improving its distinct environment, neighbourhoods and public realm, supporting and
sustaining existing and new communities, addressing its unique concentrations of
deprivation, ensuring the availability of appropriate workspaces for the area’s changing
economy and improving quality of life and health for those living, working, studying or visiting
there.

12.4 The site is also within the CAZ and LP Policies 2.11 and 4.3 state that proposals to increase office
floorspace within the CAZ include a mix of uses.
12.5 Lambeth Local Plan (LLP) Policy PN2, which is specific to Vauxhall, supports mixed-use development
that contributes to the creation of a new district centre. This includes retail, employment, housing,
hotel, leisure, entertainment and other commercial and community uses in line with the CAZ
designation and location within the VNEB Opportunity Area.
12.6 The application site has a site specific proposal on the Local Plan. The site is part of Site 13, which
includes the Island Site and Vauxhall Bus Station. The preference in the Local Plan is that the site is
developed with town centre-led mixed-use centred on Bondway, with active non-retail uses on
Wandsworth Road frontage and residential on the upper floors.
12.7 The proposal is in general accordance with the above policies seeking a mixed-use development on
this site. The principle of each of the individual uses proposed is discussed below.
Office
12.8 The proposed development includes 19,695sqm of office (B1a) space.
12.9 LP Policy 4.1a1 seeks to ensure the availability of sufficient and suitable workspaces for small,
medium and larger sized enterprises. Policy 4.2A supports the management and mixed use
development and redevelopment of office provision to improve London’s competitiveness and
enhancing its varied attractions for business of different types and sizes including small and medium
sized enterprises. Policy 4.7 states that commercial development (including offices) should be in town
centres or edge of centre locations, which is the case for this development.

12.10 Under Policy ED2 of the Lambeth Local Plan, development for business uses will be supported all
sites and Policy ED3 states that proposals for offices greater than 1,000sqm will be supported in the
CAZ and in Vauxhall, among other places.
12.11 Policy PN2, specific to Vauxhall, also seeks the delivery of employment space to achieve the provision
of at least 8,000 new jobs in the Vauxhall Area. This is reflected in the Vauxhall SPD and the VNEB
Opportunity Area Planning Framework.
12.12 Finally, the designation for Site 13 under LLP Policy PN2 states that town centre uses, which include
offices, would be supported on this site.
12.13 The principle of office use is acceptable.
Hotel
12.14 The proposal includes a 618 room hotel (508 rooms and 110 serviced apartments). LP Policy 4.5
supports the provision of additional hotel rooms with strategically important hotel provision within the
CAZ focussed on its opportunity areas.

12.15 LLP Policy ED12 states that hotels, apart-hotels and other forms of visitor accommodation will be
supported in the CAZ, Vauxhall and Waterloo London Plan Opportunity Areas and Brixton and
Streatham town centres. Hotel use is also supported by Policy PN2. The designation for Site 13 does
refers to town centre uses, which can include hotels. The principle of hotel use is also established by
the extant permission.
12.16 The principle of hotel use is therefore acceptable.

Flexible retail

12.17 Policy 4.7 of the London Plan states that retail and commercial development should be focused on
sites within town centres and be related to the size, role and function of a town centre and its
catchment. Policy 4.8 supports the provision of convenience retail in district and smaller centres.

12.18 Under the Local Plan, Policy ED6 supports retail, service, leisure, recreation and other appropriate
uses in town centres and ground floors uses must have active frontages. Policy ED7 supports evening
economy and food and drinks uses in town centres; this includes A3 and A4 uses. A2 would be
permitted where it would not result in overconcentration of such uses in a town centre. Policy PN2
supports new active frontage uses to support the district centre and underpin its viability. The
designation for Site 13 supports active frontage uses to support a High Street function on Bondway
and for non-retail active frontage uses on Wandsworth Road.

12.19 Retail and other town centre uses are also supported in the Vauxhall SPD and the VNEB OAPF. The
SPD emphasises the need for retail units of a variety of sizes.

12.20 The proposed flexible units vary in size from 58sqm to 228sqm in size and face onto Bondway, Parry
Street and Wandsworth Road. They could accommodate a variety of occupiers and would activate the
frontages of the building. There would be three active frontages on the Bondway, two on Parry Street
and two on Wandsworth Road however one of these is alternative frontage of another unit. As such,
there is considered to be a strong enough frontage onto Bondway to support the wider aims of the Site
13 designation.

12.21 The proposed flexible units would contribute to the vitality of the emerging district centre and are
therefore acceptable.

Residential
12.22 The proposed development includes 257 dwellings. Under LP Policy 3.3, the Mayor recognises the
pressing need for more homes in London in order to promote opportunity and provide a real choice for
all Londoners in ways that meet their needs at a price they can afford. The London Plan 2016 sets an
annual target of 1,559 net additional homes for Lambeth and it is proposed to increase to 1,589 under
the new London Plan

12.23 Under the Local Plan, policy H1 seeks to maximise the supply of additional homes in the borough to
meet and exceed the annual housing target for Lambeth as set out in the London Plan. The policy in
particular seeks to maximise the delivery of affordable housing. Additional housing is also identified as
an acceptable use under Policy PN2 and the designation for Site 13. It is identified as a priority under
the Vauxhall SPD and the VNEB OAPF.

12.24 The proposed development would be in accordance with these policies.
Density
12.25 LLP Policy H1 seeks levels of density consistent with London Plan guidelines. This is set out under LP
Policy 3.4 which states that ‘taking into account local context and character, the design principles in
Chapter 7 and public transport capacity, development should optimise housing output for different
types of location within the relevant density range’. The policy is supported by a table which sets out a
range of appropriate densities having regard to the above considerations.

12.26 Table 3.2 in the London Plan sets out target density ranges according to urban context, public
transport accessibility and unit size. For a site in a ‘central’ context with a high PTAL and average unit
size of less than 3 habitable room per unit, the target density range is 650-1100 habitable room per
hectare (hr/ha) or 215-405 units per hectare (u/ha).

12.27 Density in mixed-use schemes is calculated proportionally by reducing the site area by an amount
proportional to amount of non-residential floorspace in the development. The development is
approximately 70% non-residential so the site area is reduced by 70% for the purposes of this
calculation. On this basis the density is 1,504 u/ha or 4,190hr/ha.

12.28 While this is beyond the range set out in the London Plan, the Plan confirms that the matrix should not
be applied mechanistically and other factors should be taken into account, including local context,
design and transport capacity. The local area is characterised by high density development, including
a number of tall buildings that are completed, under construction or consented. For example, 69-71
Bondway (ref: 14/00601/FUL) has a density of 4,657 hr/ha. The development is considered to be of
high quality design and is in a location of excellent public transport accessibility, being almost adjacent
to the Vauxhall interchange. Furthermore, the site is located in the Vauxhall Nine Elms Battersea
(VNEB) Opportunity Area and the Planning Framework for it states that the high density mixed use
development, including tall buildings, is supported in the Vauxhall Area. This is also reflected in the
Vauxhall SPD.
Affordable housing
12.29 LP Policy 3.9 promotes communities mixed by tenure and household income and Policy 3.11 seeks
the maximum reasonable provision of affordable housing to deliver at least 17,000 more affordable
homes per year across London. This is supported by the Mayor’s Affordable Housing SPG 2017 which
set a threshold of 35 per cent on-site provision above which financial viability assessments are not
required. Those below 35 per cent or include off-site provision must be fully viability tested.

12.30 LLP Policy H2 sets out that on sites of at least 0.1 hectares or capable of accommodating 10 or more
units, at least 50 per cent of units should be affordable where public subsidy is available or 40 per cent
without public subsidy. The affordable housing should be provided with a tenure split of 70 per cent
social/affordable rent and 30 per cent intermediate. When these requirements are not met, a financial
viability appraisal will be required to demonstrate that the maximum reasonable amount of affordable
housing is being put forward.

12.31 Affordable housing should be provided on-site but where this cannot be practically achieved or it
would be more effective in meeting needs for affordable housing, off-site affordable accommodation
provided by the developer may be accepted. Exceptionally, a payment in lieu may be accepted.
12.32 Policy H2 advises that in considering the nature of the affordable housing sought, the council will take
into account:
(i)

the specific circumstances of individual sites, including development viability;

(ii)

the characteristics of the area, the site and type of development proposed, and the size and
type of affordable housing needed in particular locations; and

(iii)

the impact on mixed and balanced communities within a local neighbourhood.

12.33 The applicant initially proposed two options: 15.5 per cent affordable housing on-site with a 70/30 split
between affordable rented and intermediate accommodation or 19 per cent on-site but all intermediate
rented. These were supported by a financial viability appraisal from the applicants. However,
following thorough assessment of the applicant’s appraisal by the Council’s appointed valuers (BNPP)
it was concluded that profit levels could be potentially reduced, along with other amendments to the
appraisal inputs. This led to BNPP concluding that the maximum reasonable level of affordable
housing that the scheme could support, assuming a tenure compliant split, was c. 17%.
Notwithstanding that 17% affordable housing, tenure compliant, represents an uplift over the 15.5%
previously offered, and was the same level secured with the extant permission on the site, officers
continued to press for an improvement in the affordable housing offer taking into account the level of
investment being made in the area by both the Council and TfL in removing the gyratory and
improving the environs to the site. The applicants responded by taking a commercial view on the
growth potential of the scheme and increased the level of affordable housing on site to 23.4%,
retaining a compliant tenure split.

12.34 However, officers remained of the view that the affordable housing provision should be increased
taking into account the above factors, and also raised concern at the suitability of providing the
social/affordable rented housing on site due to the site’s constraints. Although the gyratory is being
removed alongside this development, the site remains constrained due to its size and is located in a
very busy town centre location in close proximity to the train, tube and new bus station. Moreover, the
area is a gateway to the fast developing Vauxhall/Nine Elms area to the south and the newly opened
US Embassy. Accordingly the public realm around the site will be subject to high levels of footfall,
which in turn limits the availability of child playspace to some extent. For these reasons, officers
recommended as part of an enhanced affordable housing offer, for consideration to be given to the
social/affordable rented housing to be taken off-site, given the higher child yield created by this tenure
of housing and the potential to provide affordable family housing in more suitable locations elsewhere
in the borough, as allowed for by policy where such circumstances pertain.

12.35 In such instances, Policy H2 requires consideration of direct off-site provision by the developer. Two
options were considered, partial off-site provision at a consented development at 340A Clapham Road
and full off-site provision at Graphite Square. 340A Clapham Road was discounted as it would be too
far from the application site and would result in a mono-tenure building. Graphite Square was
discounted as it did not have planning permission and would also have an unacceptable tenure mix.
12.36 Following the policy cascade under Policy H2, a payment-in-lieu option was then explored and the
proposal was revised to provide 23 intermediate units on-site plus a payment-in-lieu for £30,093,907,
which would deliver the off-site social/affordable rented housing. Together, these two elements would
be equivalent to the provision of 30 per cent affordable housing on-site in a tenure compliant split. The
23 intermediate rented housing units would be studio, one and two bedroom units, which are
considered to be well suited to this site as they are not family accommodation. The value of the PIL is
calculated by estimating the gross development value (GDV) of a development which provides 30 per
cent on-site with a 70/30 split (i.e. 54 social/affordable rented units and 23 intermediate units) and

comparing that to the value of a development which only has the 23 intermediate units on-site. This is
shown in figure 4 below.
Fig. 7 – Calculation of payment-in-lieu

Payment-in-lieu

Value of
development with
54 affordable
rented and 23
intermediate units
(i.e. 30 per cent
with 70/30 split)

Value of whole development
with 23 intermediate units onsite only

12.37 Developments with less on-site affordable housing have a higher value as more of the units can be
sold at market prices. Figure 4 above shows if the additional development value is secured as a PIL,
the development would make the same contribution to affordable in financial terms as a development
which provides 30 per cent affordable on-site. For this development, the difference in values was
calculated by BNPP to be £30,093,907 and therefore this would be secured as payment-in-lieu. This
method follows that set out in the Local Plan for small sites and in the Mayor’s Affordable Housing
SPG.

12.38 In reporting on how many units this PIL could potentially provide, the draft revised Local Plan advises
that this should be estimated based on the cost of providing an affordable unit within a mile of the
application site. Although the draft local plan currently has no weight, officers have used this one-mile
limit to In consultation with BNPP and Lambeth regeneration colleagues this was estimated be
£495,275 blended across different size units. Therefore, the PIL could provide up to 60
affordable/social rented units off-site. This is greater than the 54 units that would be required if all
affordable housing would be required on-site. Those on-site would also be skewed towards smaller
units rather than family dwellings. In addition to the greater quantity, the PIL would allow for the
provision of social/affordable rented units in a location that is more appropriate for family housing
where it would be less exposed to roads and where additional play space could be provided.
12.39 The level of affordable housing would be subject to an early stage review and late stage review.
These reviews allow for the financial viability of the scheme to be reassessed so that any uplift in
value or drop in costs can be captured to provide additional affordable housing or additional PIL (up to
a policy compliant level of affordable housing). The early stage review would be triggered if substantial
implementation has not occurred within two years of planning permission being granted. This is to
incentivise delivery. The late stage review would be required when 75 per cent of market units have
been sold (or if retained by the developer for rent, upon an agreed per cent of occupation).

12.40 The intermediate units would be let at London Living Rent (LLR). LLR is no more than 1/3 of the
median gross borough household income that is then adjusted for each ward by maximum of plus or
minus 20 per cent depending on market conditions in each ward. Rents are updated every September
and the latest rents have been provided for units to be occupied in 2019/2020. For Oval Ward the
maximum rent would be £1,098 per month for a one bedroom unit, £1,220 per month for a two
bedroom unit and £1,342 for a three bedroom unit.

12.41 As a result of the negotiations described above, it is important to note that the level of affordable
housing offered has now been increased significantly above the 17% that the Council’s valuers have
advised is the maximum achievable taking account of normal profit levels for a scheme of this nature.
The applicants have responded to officers’ requests that a longer term view of value growth be taken
into account given the changing nature of the area, by raising the level of affordable housing to 30%
overall. Also, by providing the social/affordable rented component of that offer through a PIL, which
takes account of the site specific circumstances described above and enables affordable family
housing to be provided in more suitable locations elsewhere in the borough, in accordance with need.
This is in compliance with the cascade approach allowed for in policy, but also represents a significant
betterment in affordable housing offer, not just in relation to the levels advised by the two sets of
valuers, but also in respect of the extant permission. Take into account also the lower build costs that
are anticipated in delivering the social/affordable rented units off-site when compared with the high
costs of delivery within the Island Site scheme, as explained above, and the level of affordable
housing that this scheme will deliver actually equates to greater than 30%. This is considered to be a
significant material consideration in support of the scheme.

Residential conclusion

12.42 The proposed residential development is acceptable in principle and makes an appropriate
contribution to the borough’s supply of market and affordable housing.
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Design and Conservation
Layout

13.1 The proposed arrangement of two towers connected by a podium with an open space in the southeast corner is logical and coherent. “Scoops” in the tower facades have been added at certain floors to
break up the linear mass of the building, provide visual interest and relate to the heights of
surrounding buildings. The tapering of the lower floors has a slimming effect on the massing of the
towers when viewed from close quarters. The open space would provide a link in the main pedestrian
route that comes from the linear through Vauxhall Square towards the proposed new space outside
Vauxhall Station. This pedestrian link is also facilitated by a colonnade beneath the southern tower,
which would give space to the public realm. The top of each tower would have a curved glazed

parapet to soften the edge of each tower. The overall composition is considered acceptable. The
impact on townscape and heritage assets is discussed in later sections of this report.

Height and position with the Vauxhall cluster

13.2 The proposed towers would have a height of 150m (north tower) and 185m (south tower). The height
would exceed the 150m height limit set out under the Local Plan for this site (Site 13). Consequently,
the development is a departure from Local Plan policy and was consulted on this basis. Section 38(6)
of the Planning and Compulsory Purchase Act 2004 requires planning decisions to be made in
accordance with the development plan unless material considerations indicate otherwise. The height
of the proposal is discussed below followed by discussion of the materials considerations and the
planning balance.

13.3 The VNEB OAPF originally envisioned that the St Georges Wharf Tower would be the pinnacle of a
cluster of tall buildings around 150m in height. Since the OAPF was published, the Vauxhall SPD
identifies that the approach to the cluster had evolved so that the One Nine Elms development at
200m height would become the pinnacle and that neighbouring developments would step down
significantly. Since One Nine Elms was consented, a number of other towers were consented that
were higher than the 150m OAPF height but lower than One Nine Elms. These are Vauxhall Square
(two towers at 168m) and New Bondway (170m). Although taller than 150m, these towers were
considered to be contribute positively to the cluster by being lower than the One Nine Elms. The
towers proposed in this application would do the same. The taller tower is lower than One Nine Elms
and the shorter north tower is significantly lower in line with the original guideline height in the OAPF.
Together these two towers create a stepped form which is directed at the pinnacle of the cluster. As
such, they are a strong positive contribution to the composition of the cluster and would preserve One
Nine Elms as the pinnacle. The towers would also relate more successfully to the cluster compared to
the stocky sloped design of the extant scheme. The extant scheme also had the taller tower on the
north side, away from One Nine Elms. This arrangement would be at odds with the gradual rise in
height towards the pinnacle. Officers consider the development to be in compliance with principle 9 of
the Vauxhall SPD.

13.4 LB Wandsworth objected to the proposal on grounds that the height of the towers would not respect
the approach to developing the Vauxhall cluster of tall buildings. However, as discussed, officers
believe that the proposed scheme would integrate well with the cluster and would be an improvement
over the extant scheme.
13.5 LB Wandsworth also object on grounds that emerging London Plan policy would require a
development the proposed height and density to be put before a design review panel. Lambeth does
not have a design review panel but the council’s design officers have worked closely with the applicant
and Historic England to development a high quality scheme. The draft London Plan is at an early
stage and carries little weight. Officers do not consider that the development requires assessment by
a design review panel.

Fig. 8 – Relationship to Vauxhall cluster (proposal shaded yellow)..

Appearance and materials
13.6 The exterior of the building is proposed to consist of a grid of pre-cast stone with intervening glazing.
The density of the grid varies across the height of the towers, becoming denser at the middle before
“fading out” towards the top of each tower. This pattern emphasises the verticality of the towers to give
a more elegant appearance. The proposed light pre-cast stone and glass treatment would for a
recessive appearance, especially in distance views. This is supported given the sensitivity of the wider
context. The façade treatment also results in a strong but elegant appearance in closer views. The
texture, finish and materiality of the masonry and the appearance of the glass would be controlled by
condition but the approach is considered acceptable.

Impact on strategic and local views

13.7 The impact on the development on the surrounding townscape is discussed in this section. The
impact on heritage assets is discussed later in this report. LP Policies 7.4 and 7.5 seek to protect local
character and public realm and 7.6 seeks the highest architectural quality which makes a positive
contribution to the city. Policy 7.7 relates to tall buildings and states that they should not have an
adverse impact on local or strategic views. Furthermore, the London Plan identifies a number of
protected views under the London View Management Framework (LVMF). LP Policy 7.12 states that
development proposals within the view should not harm a protected view.

13.8 Under local planning policy, Policy Q5 requires local distinctiveness to be sustained and Policy Q7
states that development preserve or enhance the prevailing local character or in regeneration and
opportunity areas where the context is changing, it respects and contributes toward the intended
future character of the area. Policy Q26 relates to tall buildings and states that tall buildings will be
supported where they make a positive contribution to the townscape or skyline and have no adverse
impact on significance of strategic or local views. Policy PN2, which is specific to Vauxhall, states that
new development should respect strategic views. Finally, Policy Q25 states that the council will resist
harm to strategic views generally and will protect local views. These local views are identified within
the policy.

13.9 The submitted Environmental Statement incudes a detailed townscape assessment. The selection of
views assessed was agreed with the Council and Historic England and includes the existing view, the
proposed view and the view that would result when all permitted major developments in the area are
constructed (the cumulative view).
13.10 Strategic views are those identified in the LVMF designated by the Mayor of London. The
development would be visible in the following strategic views:


Parliament Hill: east of the summit (LVMF 2B.1)



Primrose Hill: the summit (LVMF 4A.2)



Waterloo Bridge Upstream – Westminster side (LVMF 15A.2)



Waterloo Bridge Upstream – Lambeth side (LVMF 15A.1)



Hungerford Bridge Upstream – Westminster side (LVMF 17A.1)



Hungerford Bridge Upstream – Lambeth side (LVMF 17A.2)



Parliament Square north pavement entering from St James Park (LVMF 27B.1)



Parliament Square north pavement entering from Whitehall (LVMF 27B.2)



Westminster Bridge – Westminster side (LVMF 18A.3)



Westminster Bridge: upstream at the centre of the bridge (LVMF 18A.2)



Westminster Bridge: upstream at the top of the steps from Albert Embankment (LVMF
18A.1)

13.11 For almost all the above views the impact is either none or small due to the building being partially or
completely obscured or sufficiently far from the viewpoint to have no significant impact. The views
which have more of an impact are discussed below.
13.12 The development cumulatively with other consented schemes would have a medium impact in the
view from Hungerford Bridge Upstream. The development would be visible behind St George Wharf
but would appear as two towers with a visible gap in between. The towers would be seen as positively
as part of the emerging Vauxhall tall building cluster and would be set sufficiently away from the
Westminster World Heritage Site to not complete with it. Although the impact is small to medium, it is
not considered to be harmful.

13.13 The development would have a medium impact on the view from Westminster Bridge Upstream when
viewed from the Lambeth and Westminster side for similar reasons as explained above. The towers
would be visible above St George Wharf but would have a visible gap between then and would form
part of the Vauxhall Cluster. The Palace of Westminster would remain dominant in the foreground of
this view. The impact would be medium due to the visible change but it would not be harmful.
13.14 The impact on protected strategic views would be acceptable.

Local Views

13.15 Policy Q25 of the Lambeth Local Plan identifies a number of protected local views. The site falls within
the Brixton Panoramic view north from Brockwell Park. The development would be visible in the
distance and as part of the Vauxhall tall building cluster, which would appear as a tight cluster of tall
buildings from this angle. The development would be partially blocked by other consented schemes
and be seen as part of a group. The impact would be medium and cause no harm.

Other views

13.16 In addition to the strategic views and protected local views, 48 other views from within the local area
and from selected points further afield were assessed using photographs and superimposed wireline
drawings or fully rendered images of the completed development, plus wirelines of other permitted
developments to be constructed.

13.17 Of these views, for 14 of them the impact was considered to be negligible to small due to the distance
away or the building being blocked from view. For 16 views the impact was considered to be medium.
This is because the cluster would be highly visible, even in the distance, but would appear coherent as
a group and therefore the impact would not be harmful. In some of these views the proposed building
itself would be completely or partially blocked from view by other buildings in the cluster.

13.18 In 18 of the assessed views, the impact was considered to be large. This is due to the cluster being
prominent in the view. The proposed building would either be partly visible within the cluster or a
prominent feature with the cluster. In a number of views on adjacent streets the building would highly
visible as it would be part of the streetscape. Due to the building’s high design quality and
complementary contribution to the Vauxhall cluster, where the impact on townscape is large, the
impact is not considered to be harmful.

Views conclusion

13.18.1 The impact on strategic, local and key views is acceptable.

Impact on Heritage Assets

13.19 The beginning of the Agenda Pack contains a summary of the legislative and national policy context
for the assessment of the impact of a development proposal on the historic environment and its
heritage assets. This is in addition to Lambeth Local Plan and London Plan policies.

13.20 Turning to consider the application of the legislative and policy requirements referred to at the
beginning of the agenda pack, the first step is for the decision-maker to consider each of the
designated heritage assets (referred to hereafter simply as “heritage assets”) which would be affected
by the proposed development in turn and assess whether the proposed development would result in
any harm to the heritage asset.

13.21 The decision of the Court of Appeal in Barnwell Manor confirms that the assessment of the degree of
harm to the heritage asset is a matter for the planning judgement of the decision-maker.

13.22 However, where the decision-maker concludes that there would be some harm to the heritage asset,
in deciding whether that harm would be outweighed by the advantages of the proposed development
(in the course of undertaking the analysis required by s.38(6) PCPA 2004) the decision-maker is not
free to give the harm such weight as the decision-maker thinks appropriate. Rather, Barnwell Manor
establishes that a finding of harm to a heritage asset is a consideration to which the decision-maker
must give considerable importance and weight in carrying out the balancing exercise.
13.23 There is therefore a “strong presumption” against granting planning permission for development which
would harm a heritage asset. In the Forge Field case the High Court explained that the presumption is
a statutory one. It is not irrebuttable. It can be outweighed by material considerations powerful enough
to do so. But a local planning authority can only properly strike the balance between harm to a
heritage asset on the one hand and planning benefits on the other if it is conscious of the statutory
presumption in favour of preservation and if it demonstrably applies that presumption to the proposal it
is considering.

13.24 The case-law also establishes that even where the harm identified is less than substantial (i.e. falls
within paragraph 196 of the NPPF), that harm must still be given considerable importance and weight.

13.25 Where more than one heritage asset would be harmed by the proposed development, the decisionmaker also needs to ensure that when the balancing exercise in undertaken, the cumulative effect of
those several harms to individual assets is properly considered.
13.26 What follows is an officer assessment of the extent of harm which would result from the proposed
development to the scoped heritage assets provided by the applicant as part of its submission. This
includes Conservation Areas, and neighbouring Listed Buildings. Both an individual assessment
against each heritage asset as well a cumulative assessment is provided. This is then followed by an
assessment of the heritage benefits of the proposals.

Listed Buildings

13.27 The nearest listed building is the Grade II* listed Brunswick House, which is opposite the site on
Wandsworth Road. Since the building was built in the late 18th century, the setting of the building has
changed radically by the insertion of the railway in the 19th century, major highway reconfigurations in
the 20th century and more recently, the development of St Georges Wharf and other high density
development. Consequently, the architectural and historic significance of this Listed Building is within
the building itself and not its setting. The application site is currently undeveloped and the proposed
building is considered to improve the setting of the local area due to its high quality design however
this would not affect the heritage significance of Brunswick House. There would be no harm.

13.28 Vauxhall Bridge is Grade II* listed and located to the north of the site. The special interest of the
bridge lies in the high design quality of its engineering and architecture. Apart from the river itself, the
setting of the bridge has changed considerably over time and does not contribute to its significance.
The proposed development would not affect the relationship between the bridge or the river or the
ability to appreciate its construction detail. As such, its significance would not be affected. There would
be no harm.
13.29 To the south at 101, 103 and 105 Wandsworth Road is a small terrace of Grade II listed houses. They
are listed due to their historic interest as typical example of housing that once dominated the area.
These houses are otherwise plain in their appearance. The setting to these houses has changed
dramatically over time and the proposed development would contribute to this change however the
heritage significance of these houses would not be affected. There would be no harm.

13.30 To the north-east, on the opposite side of the railway, is the Grade II listed Royal Vauxhall Tavern.
The key aspects of its setting which contribute to its interest are the park setting of the Pleasure
Gardens, the railway viaduct and development from the same period along Kennington Lane.
Although it would be visible, the proposed development would not affect these features and there
would be no impact on the heritage significance of the building. There would be no harm.

13.31 To the east at 29 South Lambeth Road on the other side of the railway are two Grade II listed early
19th century houses. The finer grain to the urban form on this side of the railway would be unaffected
and the larger scale development on the other side is well established. The proposed development
would not affect the setting such that its historic and architectural interest would be affected. There
would be no harm.

13.32 Historic England made no comment in relation to harm to Listed Buildings.

Conservation areas
13.33 Conservation Areas are designated heritage assets. Vauxhall Conservation Area begins immediately
to the east of the site and spread north and south. According to the Vauxhall Conservation Area
Statement, the conservation area’s significance largely derives from areas of the townscape surviving
from the 19th Century and which largely followed the insertion of the rail lines however the character
of the area is varied. The application site, being undeveloped and partly hoarded off detracts from the
setting of the conservation area.

13.34 The proposed development would be visually prominent within parts of the conservation area.
However, it would be prominent as part of the emerging tall building cluster and would therefore form
part of a coherent setting. The development would not result in the loss of Victorian townscape or
affect the ability to appreciate the conservation area. There would be no harm to this heritage asset.

13.35 The Albert Embankment Conservation Area is to the north-west. According to the character appraisal
for the conservation area its significance derives from the Embankment itself, the Victorian buildings
and rail line which followed and its contribution to the wider city across the River Thames. It also
includes a number of prominent 20th century buildings including the MI6 building, Tintagel House and
Camelford House. Development to the south, including the application site and nearby modern
development do not contribute to the conservation area’s setting.

13.36 The proposed development would visible from within the conservation area and would be seen as part
of the emerging cluster. Although it would be part of the setting to the Albert Embankment
conservation area, the setting does not contribute to its special interest and therefore the development
would cause no harm to the conservation area.
13.37 Further afield are the St Marks and Kennington Conservation Areas as well as the Pimlico and
Millbank Conservation Areas in Westminster. These conservation areas derive their significance by
the coherent and ordered character of the development within them but their settings are all varied
and already feature the tops of tall buildings in the wider area, not just those in the Vauxhall cluster.
Where the proposed development would be visible in the setting of these conservation areas, the
towers would form part of this established context of tall buildings, particularly as part of the Vauxhall
cluster and would therefore cause no harm.
13.38 Historic England’s view is that the increase in height and massing would result in an increased impact
on the Vauxhall skyline and that there would be a ‘small amount of incremental harm’. Officers
disagree and consider that the Vauxhall cluster is established and any new tower must be considered
in this context. Officers consider the proposed towers are well designed and their addition to the
existing cluster would not cause an incremental harm.

Westminster World Heritage Site

13.39 The Westminster World Heritage Site (WWHS) is a designated heritage asset. World Heritage Sites
are designated by the United Nations Educational, Scientific and Cultural Organisation (UNESCO) as
they are deemed to be of Outstanding Universal Value and acknowledged to be of international
significance. The WWHS consists of Westminster Palace, Westminster Abbey and St Margaret’s
Church. Together encapsulate the history of one of the most ancient of parliamentary monarchies of
present times and the growth of such institutions. In tangible form, Westminster Abbey is a striking
succession of the successive phases of English Gothic art. The Palace is one of the most significant
monuments of the neo-Gothic architecture, as an outstanding, coherent and complete example of
neo-Gothic style. The church of St Margaret, a charming perpendicular style construction, continues to
be parish church of the House of Commons and is an integral part of the complex.

13.40 LP Policy 7.10 states that development should not cause adverse impacts on World Heritage Sites or
their settings. In particular, it should not compromise a viewer’s ability to appreciate its Outstanding
Universal Value, integrity, authenticity or significance. This is continued in LLP Policy Q19.
13.41 The WWHS does not have a formally defined setting or ‘buffer zone’ however Parliament Square is
within the immediate setting and important views on the Square are defined in the LVMF. One of
these views is the view from the pavement immediately north-west of the Square. The other is the
view from the north-east corner. The development and the rest of the cluster would not be visible in
either of these views as they would be hidden by Westminster Abbey. The top of the northern tower
would be visible from a point further east of the LVMF viewpoint, on the traffic island at the southern
end of Parliament Street. However, it would be set much lower than the Millbank tower and appear
much more slender and distant. Moving further east, the northern tower would be obscured by trees in
both summer and winter and would not be discernible. The impact on views from Parliament Square
would be very small.
13.42 The development would be more noticeable in views along Whitehall and looking past the Palace of
Westminster on Westminster Bridge. Along Whitehall the towers would be partly obscured by the
Millbank Tower. They would appear lower, more slender and more distant. Millbank Tower would
remain the recognisable and dominant form terminated the vista along this processional route. There
would be a small impact on this view. From Westminster Bridge the towers would be more clearly
visible. However, they would appear as part of the cluster and clearly separate from the WWHS. The
important visual connection between the WWHS would not be harmed.
13.43 Historic England have assessed the proposal and consider that the proposed slender towers would
reduce the solidity of the cluster compared to the more stocky buildings of the consented scheme.
They have stated that comparatively, the impact on the WWHS would be less than the consented
scheme but maintain that the development would cause some incremental harm, which is ‘less than
substantial’ harm.

13.44 Officers disagree with Historic England and consider that there would be no harm to this heritage
asset as it would not affect the fundamental and exceptional character of the WWHS. The relationship
between the WHS buildings, in terms of massing, grain, scale and materials would all be maintained,
as would the relationship to the river. The development would have very little impact on views into, out
and across Westminster as there would be only one area of partial clear visibility at the bottom of
Parliament Street. The impact would be the same during summer and winter months. Cumulatively
with other existing and consented tall buildings, the existing cluster is visible in the backdrop of the
WWHS in views from the north such as LVMF view 17A (Golden Jubilee Footbridge). In views from
Westminster Bridge the cluster is visible in the same view as the WWHS but some distance away. In
both instances the proposal sits comfortably within the cluster and is not distracting in terms of its
impact on the setting of the WWHS.

13.45 Officers consider that due to the presence of the existing cluster and the additional consented towers
coming forward as part of the cluster, the proposal development would not affect the Outstanding
Universal Value of the WWHS.

Fig. 9 – Proposed cumulative view from Parliament Square. South tower visible in distance in centre of
image.

Fig. 10 – Proposed cumulative view from Westminster bridge

Non-Designated Heritage Assets – Locally Listed Buildings
13.46 Locally Listed Buildings are ‘non-designated heritage assets’ under the NPPF. Para. 135 of the NPPF
states that the effect of an application on the significance of non-designated heritage asset should be
taken into account in determining the application. In addition LLP Policy Q23 seeks to retain, preserve,
protect, safeguard and where desirable, enhance non-designated heritage assets.

13.47 There are a number of locally listed buildings near to the application site. Immediately to the east are
Rowton House, 11-13 Bondway; Former Big Issue HQ 1-4 Wandsworth Road; Former and Elephant
and Castle Public House, 2 South Lambeth Place; and Vauxhall Railway Station. These buildings are
situated close together and the impact on their setting and significance will be the same. The proposal
would transform a currently vacant site into a high quality high rise development so the impact would
be large. However, the significance of these locally listed buildings is not derived from their setting but
rather their architecture, history and contribution to the townscape. There would be no harm.
13.48 Further north is the Vauxhall Cross SIS (MI6) building, which is also locally listed. It derives its
significance from it architecture and the contribution it makes to the townscape. The proposal would
appear prominently in the background of this building in some views however it is not considered to
detract from its significance but rather form a coherent part of emerging contemporary townscape in
Vauxhall. There would be no harm.
13.49 To the east, on the other side of the railway viaduct on Harleyford Road is St Anne’s Catholic
Settlement which is a post-war (1951) building of notable architectural quality. The proposed
development would be seen in the background but would not affect this locally listed building’s
significance. The proposal would be understood as being part of the wider townscape. There would be
no harm.
13.50 To the south-east is Vauxhall Park, which is a locally listed open space. The park is noted for its
various features, including mature trees, formal garden, lavender green, model village, for example.
These features would not be harmed by the visibility of the development in the background. The
proposed development would form part of the emerging cluster which is already visually prominent.
There would be no harm.
Non-designated heritage assets – archaeology
13.51 Non-designated heritage assets also include archaeological assets and the same policy approach
applies. Policy 7.8 of the London Plan emphasises that the conservation of archaeological interest is a
material consideration in the planning process. LLP Policy Q23 requires proper investigation and
recording of archaeological remains.

13.52 A geoarchaeological report accompanied the environmental impact assessment scoping report
submitted prior to the submission of this planning application. The Greater London Archaeology
Advisory Service (GLAAS) reviewed this report and agreed with its conclusion that the underlying

ground had been significantly impacted by later development and therefore will have removed the
potential for earlier period archaeological evidence. Consequently, the potential for any remaining
archaeological interest could be secured by condition. Subject to this condition, no harm would be
caused.
Impact on heritage assets: summary

13.53 The impact of the development on heritage assets has been assessed and the results are
summarised in the table below.

Designated Heritage Asset

Level of harm

Grade II* Brunswick House

None

Grade II* Vauxhall Bridge

None

Grade II Royal Vauxhall Tavern

None

Grade II 101, 103 and 105 Wandsworth Road

None

Grade II 29 South Lambeth Road

None

Vauxhall Conservation Area

None

Albert Embankment Conservation Area

None

Westminster World Heritage Site

None

Non-designated Heritage Asset

Level of harm

Rowton House, 11-13 Bondway

None

Former Big Issue HQ 1-4 Wandsworth Road

None

Former and Elephant and Castle Public

None

House, 2 South Lambeth Place
Vauxhall Railway Station

None

Archaeology

None

13.54 Officers have had special regard to the desirability of preserving listed buildings or their settings or any
features of special architectural or historic interest which it possesses; the desirability of preserving or
enhancing the character or appearance of the conservation area; and a viewer’s ability to appreciate
the WWHS’s Outstanding Universal Value, integrity, authenticity or significance. Officers have had
regard to the statutory presumption against granting planning permission for development which
would harm a heritage asset. However, officers consider that there would be no harm to heritage
assets.

13.55 As mentioned earlier, Historic England consider that the development would cause incremental harm
to the setting of the WWHS and the Vauxhall and Albert Embankment Conservation Areas. This harm
is ‘less than substantial’.

13.56 Officers do not agree that the scheme would cause harm. The development would form part the
existing Vauxhall cluster of tall buildings and would therefore not cause harm as it would be seen
against the backdrop of other tall buildings. However, as required under para. 196 of the NPPF, where
a development would lead to less than substantial harm, this harm should be weighed against the
public benefits of the proposal, including securing its optimum viable use. The public benefits of the
scheme are significant and considered to be as follows. These are:


19,695sqm of new employment space



257 residential units, including 23 intermediate rented units



c.£30 million towards provision of off-site affordable housing (resulting cumulatively in the
equivalent of 30% affordable housing on site)



New retail and commercial units to support a new town centre



Up to 2,304 new jobs



Enabling the removal of the Vauxhall gyratory and associated improvement to the public
realm, pedestrian and cycle routes



New publicly accessible square

13.56.1 Therefore, even if Members agree with Historic England that there is less than substantial harm to
heritage assets arising from these proposals, the public benefits that are offered are significant and
are considered to outweigh that harm.
Tall buildings

13.57 LP Policy 7.7 relates to tall buildings and states that they should not have an unacceptably harmful
impact on their surroundings. It sets out a number of criteria for their acceptability and these are
discussed in the table below.
Policy 7.7 criterion

Scheme response

(a) generally be limited to sites in the Central

The site is in the Central Activity Zone, an

Activity Zone, opportunity areas, areas of

opportunity area and a town centre with

intensification or town centres that have good

excellent public transport.

access to public transport

(b) only be considered in areas whose

The location is characterised by tall buildings

character would not be affected adversely by

and high density development. It would be in

the scale, mass or bulk of a tall or large building

keeping with local development

(c) relate well to the form, proportion,

The building would contribute positively to the

composition, scale and

emerging Vauxhall tall building cluster. At

character of surrounding buildings, urban grain

ground level it would make a significant positive

and public realm

contribution to the public realm and integrate
well with the local streetscape

(including landscape features), particularly at
street level;

(d) individually or as a group, improve the

The building would form part of the Vauxhall

legibility of an area, by emphasising a point of

cluster which emphasises the importance of

civic or visual significance where appropriate,

Vauxhall an emerging centre and area of

and enhance the skyline and image of London

growth. The cluster would be coherent and
contribute positively to the London skyline

(e) incorporate the highest standards of

The building is of a high quality and well

architecture and materials,

considered design in accordance with current

including sustainable design and construction

sustainability practice

practices

(f) have ground floor activities that provide a

The ground floor would be activated by retail

positive relationship to

units, the residential entrance and the entrance

the surrounding streets

to the hotel as well as the new public realm

(g) contribute to improving the permeability of

The site would support pedestrian desire lines

the site and wider area,

from around the area towards Vauxhall station

where possible

and would help enable the highway and
footway improvements delivered by the
Vauxhall gyratory works

(h) incorporate publicly accessible areas on the

The podium level amenity area is a publicly

upper floors, where appropriate

accessible area of the hotel. The hotel will also
have a bar on the top two levels of the south
tower

(i) make a significant contribution to local

The proposal would develop a long vacant site

regeneration.

and deliver a hotel, substantial employment
space, residential units, retail and substantial
public realm. It would be instrumental in
transforming Vauxhall

13.58 LLP Policy Q26 also relates to tall buildings sets out a number of policy requirements. These are
addressed in the table below:

Policy Q26 criterion

Scheme response

(a)(i) they are not located within areas

The site is not in such an area

identified as inappropriate for tall
buildings in Annex 11;

(ii) there is no adverse impact on the

There would be no harm to heritage assets

significance of strategic or local views or

or their settings

heritage assets including their settings;
(iii) design excellence is achieved (in

The building is of a high quality design

terms of form, silhouette, materials,
detailing etc.);
(iv) the proposal makes a positive

The building would make a positive

contribution to the townscape and skyline

contribution to the Vauxhall tall building

either individually to form a distinctive

cluster

landmark or as a contribution to a group;

(v) they are of the highest standards of

The building is of high standard of

architecture and materials; and

architecture and materials

(vi) it does not have an unacceptably

The building would not have unacceptable

harmful impact on its surroundings

impacts on its surroundings.

including microclimate, wind turbulence,
noise, reflected glare, aviation, navigation
and telecommunication or broadcast
interference.

13.59 The height of the southern tower would exceed the height limit set out for Site 13 under Local Plan
Policy PN2. As such, it is a departure application and officers consider that there is a sound design
rationale behind the height of the proposed towers and that the scheme would provide a number of
planning benefits that are material considerations that weigh in favour of the scheme, these are:



19,695sqm of new employment space



257 residential units, including 23 intermediate rented units



c.£30 million towards provision of off-site affordable housing (resulting cumulatively in the
equivalent of 30% affordable housing on site)



New retail and commercial units to support a new town centre



Up to 2,304 new jobs



Enabling the removal of the Vauxhall gyratory and associated improvement to the public
realm, pedestrian and cycle routes



New publicly accessible square

13.60 Officers consider that the above are material considerations that can be given weight in favour of the
development. The extant scheme would not provide the same degree of planning benefits, particularly
in relation to the gyratory works and town centre aspirations set out in planning policy and guidance.

14

Standard of residential accommodation

14.1 Policy H5 of the LLP sets out the expectation for residential development to achieve good design. LP
Policy 3.5 requires housing developments to be of the highest quality internally, externally and in
relation to their context. Housing quality is assessed against the National technical standards and
standards in the Mayor’s Housing SPG (2016).
Layout and access
14.2 The units are laid out around a central lift core with units facing out in four directions. The Mayor’s
Housing SPD states that each core should be accessible to no more than eight units per floor. All
floors above level 27 provide eight units per floor or less; however, floors 11-19 and 22-23 contain 10
units per floor, and floors 20-21 and 24-26 contain 11 units per floor. The corridors that serve these
floors are generously dimensioned in the central spine and divided either side of the core into two
sections, which means that each unit has four or five direct neighbours. In addition, the proposed unit
mix at these levels contains mainly one and two bed units, which further limits the number of direct
neighbours. Considering the otherwise high quality of the units, this arrangement is acceptable.
Accessible, Adaptable and Wheelchair Housing Provision
14.3 All of the dwellings proposed are single storey units except for the two penthouse units on the
uppermost floors of the north tower. 90 per cent of the dwellings meet Building Regulation requirement
M4(2) ‘accessible and adaptable dwellings’ and the remaining 10 per cent would meet M4 (3)
‘wheelchair user dwellings’, in accordance with LP Policy 3.8.
Privacy
14.4 Privacy is influenced by the proximity of facing windows within the development and the uses of the
rooms which are served by these windows. Standard 28 of the Mayor’s Housing SPG (2016) states
that 18-21m separation distances “can still be useful yardsticks for visual privacy, but adhering rigidly
to these measures can limit the variety of urban spaces and housing types in the city, and can
sometimes unnecessarily restrict density”.
14.5 The two towers are arranged so that there are no direct facing views between them apart from the
south-west corner of the north tower and the north-east corner of the south tower. However, the
distance between these corners is 21m, which is considered sufficient to avoid overlooking.
Outlook and Aspect
14.6 Policy H5(a)(i) requires developments to provide dual-aspect accommodation unless exceptional
circumstances are demonstrated.
14.7 The proposed residential units would be accommodated in a tower with a rectangular footprint. The
rectangular form is a product of a number of constraints, including the site area and layout and the

need to manage the impact on heritage views. With a rectangular form, single aspects units can only
be avoided if all units are corner units. The applicant has tested this arrangement and it results in a
poor mix of oversized units. Adding smaller single aspect units to the longer sides of the rectangle still
results in a poor mix of oversized. It is only when units are created on the short side of rectangle as
well does the mix and size of units become reasonable.

14.8 The proposed layout results in 46.6% of units being single aspect. 27 of these 10.5% of the total)
would be north facing. Only one unit per floor is single aspect north facing, which is the minimum
achievable.

14.9 All single aspect units would have ample daylight due to the glazed exterior of the building as well as
openable windows for ventilation. East, south and west facing units would all receive direct sunlight as
well. The north facing units would benefit from unimpeded views toward the River Thames, the Palace
of Westminster and central London. All of these north facing units would benefit from this view as they
are at 11th floor level and above. Furthermore, the view is over the Vauxhall Cross MI6 building which
is Locally Listed and in the Conservation Area. Consequently, it is unlikely that a taller building that
would block the view would be constructed in its place.

14.10 Although there are single aspect units, all family units would be fully dual aspect.

14.11 It is considered that the presence of single aspect units is acceptable in this instance and that there
units would still deliver a high design and residential quality.
14.12 Daylight
14.13 The application is supported by a detailed daylight and sunlight report which modelled the light
conditions for the proposed dwellings. The assessment included the 11 th to 19th levels, which are the
lowest residential floors and therefore the “worst” case scenario, and two upper floors (28th and 31st)
where the internal layouts differ from those on the lower floors and therefore a different performance
can be expected.
14.14 The results show that 92% will meet or exceed the BRE criteria for Average Daylight Factor (ADF) and
all meet the criteria for No Sky-Line (NSL) which means that they would have good sky visibility. Of
the 22 rooms (out of 274 tested) that do not meet the criteria for ADF, nine are living/kitchen/diners,
two are studies and 11 are studio flats. The living areas will achieve between 1.2% and 1.4% ADF,
where the target is 1.5%. The two studies tested achieve 1.1% and 1.2%, which exceeds the target for
bedrooms (1%) but fall short of the target for living areas (1.5%) however, it is considered that these
rooms would perform more as bedrooms rather living rooms. Furthermore, they have folding partitions
which mean that they can form part of the open plan living area and benefit from the extra daylight
from the main living space. The 11 studio flats that fall short would have values of between 1% and
1.6% ADF, so all are above the minimum recommendation for bedrooms, but seven will be below the
minimum recommendation for living rooms. This is on account of the spaces being set back behind a
winter garden. This is considered to be an acceptable trade-off.

14.15 The proposed development is considered to achieve an acceptable level of daylight for the residential
element. Although only a portion of the dwellings tested, they include all floor layout types in the
scheme. Therefore the 92% rate of compliance would be reflected across the residential element and
would improve at higher levels.
Noise and Vibration
14.16 The proposed residential units and hotel rooms would be designed to attenuate external noise from
plant and traffic. This would be achieved through glazing treatments, mechanical ventilation to
residential and hotel rooms and winter gardens to the residential units. Windows would still be
openable if desired by the occupant.

14.17 There would be no risk of vibration.
14.18 Residential Amenity and Play Space
14.19 Under LP Policy H5, 50sqm of communal amenity space is required plus 10sqm for each dwelling
provided either as private space or consolidated within the communal amenity space. At the same
time, the London Housing SPG requires a minimum of 5sqm of private outdoor space for 1-2 person
dwelling and an extra 1sqm for every additional occupant. All balconies or other external spaces
should be at least 1.5m deep.
14.20 For a development of 257 dwellings, 2,620sqm of private and communal amenity space would be
required. 2,652sqm is provided as private amenity space, with an additional 127sqm provided as a
communal internal amenity space with a communal terrace 21sqm in area. The proposal meets the
amenity space requirement in terms of quantum.
14.21 All flats except seven flats would have a private amenity space in the form of a winter gardens, which
are enclosed glazed spaces with openable windows. The supporting text to Policy H5 states that
winter gardens can be acceptable alternatives. In this instance winter garden are considered
appropriate response to traffic/train noise and air quality impacts at lower levels and wind conditions at
higher levels. The flats would have bi-folding or sliding doors to the winter gardens to allow for an
expansion to the living space. The seven flats that do not have a winter garden are located on the
corners of the building which have the architectural ‘scoops’. The angled façade at these scoops
prevents the creation of winter garden. Although, these flats do not have private amenity space, the
number is small and the benefit provided by the scoops to the massing of the building is consider to
outweigh this shortfall.
14.22 The proposed development is considered to provide sufficient private and communal amenity space.
14.23 LP Policy 3.6 requires developments to make provision for play and informal recreation based on the
expected child population generated by the scheme and an assessment of future needs. This is
calculated using the method set out in The Mayor’s SPG Providing for Children and Young People’s
Play and Informal Recreation. Policy H5 of the LLP requires child playspace to be provided in
developments of more than 10 units with at least one family sized unit.

14.24 For a development with the proposed mix the amount of playspace required would be 261sqm. No
external playspace would be provided on-site. The public square at ground level would not be suitable
space for children’s play as it would be public space accommodating high pedestrian flows. The roof
of the podium would be used as amenity for the hotel and for a bio-diverse green roof. As discussed
earlier, the site is not considered suitable for family accommodation, particularly affordable
accommodation and part of this is the difficulty in providing playspace on-site. However, an internal
play area 93.5sqm in area would be provided on the 10th floor of the north tower. This is the top
podium floor. This would provide an element of play space for young children.
14.25 The shortfall in playspace would be met by Vauxhall Park and Vauxhall Pleasure Gardens. These are
approximately 330m away from the application site, which is well within the maximum 800m walking
distance set out in the Mayor’s guidance. A financial contribution of £25,839 towards these parks
would be secured under the s106 and an additional revenue contribution £60,000 per year for ten
years would be secured to contribute towards maintenance. Subject to these contributions secured
through s106, the development would be acceptable in terms of playspace.
15

Amenity for Neighbouring Occupiers
Daylight, Sunlight and Overshadowing

15.1 The beginning of the Agenda Pack contains broad contextual overview of the assessment framework
within which BRE compliant sunlight and daylight studies are undertaken. This includes an
explanation of the key terms and targets contained within the BRE guidance. The following detailed
assessment has been made in the context of this information. At the end of this section is a summary
of the key daylight and sunlight imapcts.

15.2 The application is supported by a detailed daylight and sunlight report. The Council appointed an
independent consultant to review the report and his findings informed the assessment in this report.
The assessment consists of a discussion of the degree of change and the retained levels for both
daylight and sunlight, alternative scenarios and comparisons with other schemes. The harm will then
be weighed against the planning benefits of the scheme.

Degree of change to daylight
15.3 In the environmental statement accompanying the application, the impact on daylight and sunlight for
neighbouring residential properties categorised as negligible, minor, moderate and major depending
on the percentage reduction in Vertical Sky Component (VSC), No Sky Line (NSL), Annual Probable
Sunlight Hours (APSH) and Overshadowing. The table below sets out the applicable percentage
reductions.

Impact

reduction

Negligible

0-20% reduction

Minor

20-30% reduction

Moderate

30-40% reduction

Major

More than 20% reduction

Fig. 11 – Proposed development with names of surrounding development.

15.4 The table below sets out the degree of impact for each of the buildings. The impact is based on the
impact on the windows and rooms in each building. Rowton House and Graham House are both
hostels and therefore are occupied on a temporary basis. The sensitivity of temporary accommodation
is commonly considered to be lower which is why the impact for these buildings is considered to be
minor. However, they impact on these buildings will be discussed further.

15.5 The table shows that for most buildings, the impact would be negligible to moderate. The assessment
is based on a cumulative scenario which assumes all other consented major development in the local
area have also been built. The buildings which would experience a ‘moderate to major’ to ‘major
impact’ are discussed below.
Impact on daylight

Buildings

Negligible

Fountain House, Bridge House, 1-9 Bondway
(Travelodge)

Minor

Rowton House, 11-15 Bondway, Graham House, 62
Bondway, Kestrel House, Jellico House

Minor to moderate

Hilden House, Aykon Building, One Nine Elms, Kingfisher
House, Hanover House, Flagstaff House, Drake House

Moderate

Hamilton House, Ensign House, Aquarius house

Moderate to major

Galleon House, Armada House, 59 Bondway

Major

Hobart House

15.6 Armada House, Galleon House and 59 Bondway would experience a moderate to major impact.
Hobart House would experience a major impact. As discussed above Rowton House and Graham
House are categorised under minor impact but are also discussed here. The table below provides
further detail on the impact to each building. It shows the percentage of windows of windows (for VSC)
and rooms (for NSL and APSH) in each building that would experience a reduction of more than 40
per cent, i.e. a ‘major’ impact.
Armada
House
VSC – major
impact
NSL – major
impact
APSH – major
impact

Galleon
House

Hobart
House

Rowton
House

59
Bondway

Graham
House

29.3%

87.0%

46.2%

29.5%

67.8%

69.3%

20.0%

34.8%

17.8%

6.4%

67.9%

57.8%

68.0%

91.3%

11.1%

23.1%

0.0%

n/a

15.7 The table shows that the percentage of windows or experiencing a major impact varies but is
significant each case. There are a number of factors to consider however. Galleon House is located
between two projecting wings of St George Wharf and almost all windows have balconies above them.

As a result, all windows already have very low levels of existing daylight. Therefore any change,
however small, would result in a large percentage change, which is reflected in the above values. This
also applies to Armada House as its windows face onto a courtyard that is enclosed on three sides
with many windows being under balconies. Both Hobart House and 59 Bondway face the site, which is
currently open and undeveloped, and therefore currently receive a level of daylight and sunlight that is
unusually high for a central, highly developed urban location. Any substantial development would
cause a significant impact. Avoiding a significant impact would mean an essentially low rise
development that would not be commercially viable in this location, neither would it be capable of
delivering the same public benefits such as affordable housing. This is discussed later in this section.

Degree of change to sunlight

15.8 The table below shows that for most buildings, the impact on sunlight would be negligible to moderate.

Impact on sunlight

Buildings

Negligible

59 Bondway, Hilden House, Aykon Building, Graham
House, 62 Bondway, Hanover House, Fountain House, 19 Bondway (Travelodge), Jellico House

Minor

Rowton House, 11-15 Bondway ,Bridge House, Aquarius
House

Minor to moderate

Kestrel House, Hobart House, One Nine Elms

Moderate

Kingfisher House, Flagstaff House, Drake House

Moderate to major

Hamilton House, Galleon House, Ensign House

Major

Armada

15.9 For those buildings that would experience a moderate to major or major impact, the table below shows
the percentage of rooms within each development that would experience a ‘major’ reduction.

APSH – major
impact

Armada
House
68.0%

Galleon
House
91.3%

Hamilton
House
46.1%

Ensign
House
65.2%

15.10 Galleon, Hamilton and Ensign Houses have very low existing levels of sunlight so although many
rooms would experience reductions of more than 40 per cent this is due to small changes in the APSH
values.

Retained values

15.11 The previous assessments were based on percentage reductions but as explained, in cases where
levels are already low or a property faces onto an open site, large percentage reductions are not
unusual. It can be helpful therefore to understand the final levels of daylight and sunlight a property

would retain (‘the retained value’) following the completion of the development and comparing this to
what is common in the area or has been accepted in similar contexts. Furthermore, it is important to
note there is an extant permission for tall buildings on this site. The extant scheme had an impact on
daylight and sunlight as well and this level of impact, which has been consented, is a material
consideration.

Fig. 12 – Massing of extant scheme

Fig. 13 – Massing of proposed scheme

15.12 Accordingly, the table below sets out the percentage of windows and rooms in each building which
have retained values below a certain threshold and the percentages are given for scenario where the
extant scheme is built and the proposed scheme is built. The thresholds are 18 per cent VSC, which is
considered commensurate to an urban location and 50 per cent NSL which means that at least half a
room would have direct skylight. For APSH the BRE guideline criteria are applied.

VSC >18%
NSL > 50%
APSH met

consented
proposed
consented
proposed
consented
proposed

Armada
House
2%
0%
14%
14%
28%
20%

Galleon
House
0%
0%
83%
70%
10%
4%

Hobart
House
15%
15%
100%
88%
38%
6%

Rowton
House
52%
35%
95%
90%
88%
86%

59
Bondway
0%
0%
100%
48%
10%
10%

Graham
House
20%
4%
57%
47%
25%
25%

15.13 The table shows that for some measures, there would be no reduction in the number of windows
achieving the meeting the threshold or only a small reduction (e.g. VSC at Hobart House and APSH at
Rowton House). In other measures there would be a bigger change (e.g. VSC at Graham House).
These changes should be weighed against the planning benefits of the scheme. A more detailed
review of the impact on each of the above properties is provided below.

Armada House
15.14 Armada House is a residential building with existing low levels of daylight and sunlight due to the
design of the building. The proposed development would result in two more windows falling below 18
per cent VSC but the change would be marginal, less than 2 per cent VSC. Retained levels of annual
sunlight would remain generally good, and commensurate with an urban area. Compared to the
consented scheme, 23 rooms would experience a greater impact on sunlight, seven would experience
retained annual APSH of 20-24 per cent, and seven between 15-20 per cent. Just eight would retain
less than 15 per cent, seven of which it must be noted would experience just between 1-4 per cent
absolute reductions in annual APSH. In addition, there would in fact be a net increase in retained
levels of winter APSH when compared to that of the consented Scheme.

Galleon House

15.15 Similarly, for Galleon House, another residential building although there would be an increase in
rooms not meeting the thresholds the absolute changes would be small. 87 per cent of rooms would
experience no greater material impact for NSL and 83 per cent for APSH. There would be no change
for VSC.

Hobart House

15.16 Figure 14 below set outs the average retained values for VSC and NSL for windows that face the site
at Hobart House, which contains affordable housing,. Retained levels for VSC range from 11.4 to 7.6
per cent and for NSL they range from 83.4 to 55.4 per cent. The most affected is a living room with a
retained VSC of 6.7 per cent and NSL of 39.5 per cent.

Fig. 14 – Hobart house daylight results by floor

15.17 These levels are low but are comparable with levels of daylight elsewhere within St George Wharf
without the proposed development (i.e. the situation today). Furthermore, the dwellings here have full
height glazing to many of their room and the BRE guidance acknowledges that where VSC values are
between 5 – 15 per cent, it is possible to achieve reasonable daylight levels where such glazing is
present.

15.18 The retained values are also comparable to retained values elsewhere in the Vauxhall opportunity
area. This is discussed later in this section.

15.19 In respect of sunlight, 44 rooms would experience a greater impact compared to the consented
scheme. Of these 44 rooms, 19 would experience retained annual sunlight hours of 20-24 per cent, a
further 19 would experience retained annual sunlight hours of between 15-20 per cent, with just six to
experience below this. It must also be noted that none of these six rooms would experience the target
value for annual sunlight hours in the “existing” state, although three would remain compliant with the
winter target value following implementation of the proposed scheme. In addition, 41 of these 44
rooms would remain compliant with the winter sunlight hours criteria.
Rowton House, 11-15 Bondway

15.20 35 per cent of windows would have a retained VSC of 18 per cent or more but 90 per cent would still
have NSL of more than 50 per cent meaning the majority of the room would receive direct skylight. In
terms of APSH, there would be little change in the number of rooms that would pass the BRE
guidance.

59 Bondway

15.21 59 Bondway is on the corner of Parry Street and Bondway. Under both the consented and proposed
schemes, the windows that face the site would experience a significant impact. Under the proposed
scheme, 19 windows serving 19 single aspect rooms would experience a further material impact over
that of the consented scheme. However, the rooms would have retained levels of daylight that are

similar to the south facing living rooms in this building (see Fig. 15 below) when the Aykon Building
and Vauxhall Square developments are completed. The south facing living rooms would have VSC
values of 7.1 to 9 per cent. While those facing the application site would have values of 4.9 to 8.5 per
cent, with most above 7.1 per cent. For sunlight, only one window would experience a material
difference.
Fig. 15 – location and VSC results of windows at 59 Bondway

Graham House

15.22 Graham House is a hostel just to the south of the site. It would experience a greater impact on VSC
and NSL. Retained values are already low and would be around 11-13 per cent for most of the
bedrooms rooms with 18 out of 83 windows having less than 10 per VSC with the proposed scheme in
place. Compared to the consented scheme, 52 per cent of windows would experience a greater
impact for VSC and 31 per cent for NSL. However, it must be noted that the site has planning consent
for comprehensive redevelopment and the hostel will be moved elsewhere within the site where it
would not be affected by the proposed scheme.

Overshadowing
15.23 The impact on sunlight to the River Thames, Vauxhall Pleasure Gardens, Vauxhall Park and the
public amenity areas of St George’s was also assessed. The assessment is based on the position of
the sun during the spring equinox (21 March), summer solstice (21 June) and winter solstice (21
December).

15.24 There would be a minor transient impact on the Thames on 21 March as the shadows of all tall
buildings in Vauxhall move across the Thames. There would be no impact on 21 June after 10am and
on 21 December, the river is already heavily overshadowed so there would be only a minor impact At
Vauxhall Pleasure Gardens, there would be a small impact on the south-western corner on 21 March
between 2pm and 4pm but only a very small portion of the park would be affected. There would be no
impact on 21 June. On 21 December there would a strip of shadow around 3pm. The overall impact is
considered minor. At Vauxhall Park, on 21 June there would be no impact until 8pm when a strip of
shadow would affect the northern part of the park. On 21 March and 21 December there would be no
impact. The overall impact on the River Thames, Vauxhall Pleasure Garden and Vauxhall Park would
be minor.
15.25 At St Georges Wharf, the development would have a material impact on the sunlight reaching the
public amenity areas on its south-east side: areas 6, 7, 8 and 9 in Figure XX below. The benchmark
for measuring sunlight to an amenity area is how much of it would receive two or more hours of
sunlight on the 21st of March. A noticeable reduction occurs when the area reduces by more than 20
per cent.
15.26 Figure XX shows that for the majority of area 6 and all of areas 7, 8 and 9, less than two hours of
sunlight would be received on the 21st of March. Following that, Figure XX show that when looking in
terms of actual hours, the inner parts of areas 6 and 7 would receive sunlight but just below the two
hour threshold. Areas 6 to 9 are located between wings of St George Wharf and oriented directly at
the site. As such, the sunlight they currently receive is a direct result of the application site being
undeveloped. Any high density development on this site would result in significant impact on the
sunlight reaching these areas. Therefore preserving their existing levels of sunlight and meeting the
policy aims for this site would not be feasible.
15.27 Areas 1 to 5 are overshadowed by St George Wharf itself and would not be affected by the proposal.

Fig. 16 - Areas that would receive more than 2 hours of sunlight on 21st March (yellow)

Fig. 17 – Sun exposure to amenity areas

Factors to consider

15.28 Above, the impact daylight and sunlight has been assessed using the BRE standard methods. While
there would be material impacts, there are a number of factors which must be considered. These are
discussed below.

Comparison with other schemes

15.29 The application involves the development of an open or low-rise site to provide a tall building. This
situation has occurred a number of times in Vauxhall and daylight and sunlight impacts were carefully
considered in each case. It is therefore helpful to understand what degree of impact has been
accepted elsewhere and to see how that compares with the proposed development. The applicant
looked at three schemes in their comparative study. These are discussed below.

15.30 38-46 Albert Embankment is a development for two 24 storey towers for a site to the north of the site
and consented on 13 October 2017 (16/00795/FUL). The towers would replace an existing single
petrol station so there would be a substantial change to daylight and sunlight conditions for
neighbouring properties. The nearest property is Peninsula Heights which is opposite the site and only
19.5m away. 62.8 per cent of windows at Peninsula Heights would fail to meet BRE guidelines for
VSC, with up to 75 per cent reductions to some windows. Retained VSC values for seven single
aspect habitable rooms would be 9 to 12 per cent. Six rooms would go from passing the BRE
guidelines amount for sunlight to failing on both annual and winter APSH. These impacts were
accepted as being commensurate with the urban nature of Vauxhall and outweighed by the planning
benefits of the scheme.
Fig. 18 – relationship between 38-46 Albert Embankment and Peninsula Heights (foreground)

15.31 Vauxhall Square was consented on 2 July 2013 (11/04428/FUL) on the site immediately to the south
of the application site. It is a development that includes a 172m tall tower in place of low rise
commercial development. The tower would be directly behind 101-111 Wandsworth Road, which are a
set of three-storey terrace houses. 73 per cent of windows fell short of the BRE targets for daylight
(either VSC or NSL) and 38 per cent fell short of the targets for sunlight. Retained VSC values were
3.17 to 11.25 per cent for 16 windows serving single aspect rooms. Nine of these single aspect rooms
also failed to meet the targets for sunlight. It was recognised that these retained values were
commensurate with the urban character of Vauxhall and would be outweighed by the planning

benefits of the development. Furthermore, it was accepted that the changes required to protect the
daylight and sunlight to these properties would require substantial reductions to the scheme that
would make the scheme unviable.
Fig. 19 – Relationship between Vauxhall Square and 101-111 Wandsworth Road (foreground)

15.32 Consent was granted on 6 September 2017 for a part five part 26 storey building 300m at 10 Wyvil
Road to the south of the application site (16/05114/FUL). Frank and Gilbert Houses are neighbouring
four storey blocks of flats. Retained values of VSC to nine windows serving habitable rooms facing the
site were down to 8.3 to 9 per cent. Similar to the above schemes, the degree of impact was
considered to be commensurate with the urban character of Vauxhall and outweighed by the planning
benefits of the scheme.
Fig. 20 – Relationship between 10 Wyvil Road and Frank and Gilbert Houses (foreground).

15.33 Contrasting the above examples, Graphite Square was recently refused (ref: 18/03773/FUL) and it
would have had a significant impact on Arne House, a neighbouring block of flats. Although this block
had low levels of existing VSC, the proposed development would have resulted in instances of near
complete reduction of VSC to kitchens and bedrooms.
Fig. 21 – Relationship between Graphite Square and Arne House (middle building)

15.34 The development proposed under this application would result in retained values that are comparable
with value achieved in other consented schemes and higher than those achieved at Graphite Square.

Mirror massing exercise

15.35 It is sometimes helpful to understand the impact of a development which mirrors the massing of
existing development. For this scheme, St George Wharf and development on Bondway were
mirrored.
Fig. 22 – Mirror massing exercise showing volume of building modelled in yellow.

15.36 Due to the lower height of the mirrored buildings and the distance away, a mirror development on
either Bondway or Wandsworth Road would not have a significantly greater impact than the current
situation. However, this should not be taken as a baseline on which to assess future development as
the proposed mirror developments do not take in account the financial consideration of developing this
site, the policy aims for tall high density development to support a new town centre of the design
quality of the mirrored developments. Consequently, officers advise that the consented scheme is a
more appropriate comparator and draw attention the comparisons made earlier in this section.

Cutbacks required to meet BRE guidance or cause no additional impact over the consented scheme
15.37 The applicant modelled what cutbacks would be required so that all surrounding properties would
meet BRE guidelines for VSC. Figure XX below shows massing of a scheme that would meet BRE
guidance completely.
Fig. 23 – The volume of a scheme required to meet BRE guidelines for VSC

15.37.1 It shows that a tower development would not be possible across the majority of the site. The part of
the site where a tower would be possible is too narrow to allow for a tower of meaningful use or
viability as the small footprint would be occupied by cores and there would be little useable space.
This shows that a tall building, or a building of any substantial density in this location as supported by
the VNEB Opportunity Area Planning Framework and the Vauxhall SPD, would not be able to meet
completely BRE guidance and will require a balancing exercise between harms and benefits.

15.38 A second exercise was undertaken to determine what cut back would be required to have no
additional impact on VSC compared to the consented scheme. Figure XX below shows the outcome
of this exercise.
Fig. 24 – Cutbacks required to have the same or similar impact on VSC as the consented scheme.

15.39 Figure XX shows significant cutbacks to the north tower to a size that would not be practical. The
south tower would lose much of its height and parts of the podium. The modelling was down without
Vauxhall Square in place. If Vauxhall Square were included, further cutbacks would be required to
compensate for the cumulative impact. These changes would make the scheme unviable. The
alternative would be to build out the consented scheme however there are a number of dis-benefits to
the development. The proposal was not supported by the Local Planning Authority but it was allowed
on Appeal. At the time the Council expressed a number of concerns about the development:


The development designed as a response to the existing gyratory rather than the proposed
two-way working



The cylindrical design would not provide the sense of enclosure to create a strongly defined
public square



The design would not create strong street frontages or integrate with neighbouring streets



The scheme would not improve pedestrian links

15.40 Furthermore, as discussed earlier in this report, the design of the proposed scheme has a number of
advantages over the consented scheme:


The more slender rectangular towers would be more in keeping with the style of towers that
have emerged in Vauxhall compared to the round, stocky, sloped towers of the consented
scheme



The consented scheme had the taller tower at the northern end, which would be at odds with
the intention for a gradual rise towards the pinnacle of the cluster



The consented scheme would have a greater impact on views and the Westminster World
Heritage Site than the proposed scheme



The proposed scheme would enable the delivery of the Vauxhall gyratory works and
associated benefits

15.41 Both the consented scheme and proposed scheme would have significant impacts on daylight and
sunlight, however officers consider that the balance of benefits over impacts is much more favourable
for the proposed scheme than the consented scheme.

Summary

15.42 The development would result in noticeable reductions in daylight and sunlight for Hobart House,
Armada House, Galleon House, Rowton House, Graham House and 59 Bondway Way. The degree of
reductions is a result of developing an existing open site to provide a high density development. The
site lies within an opportunity area and planning policy seeks the comprehensive redevelopment of
this site to provide a tall building that supports a new town centre, the removal of the gyratory and
provide town-centre-led mixed uses. The high land value of this site means that any financially viable
development that can deliver on these policy aims would be high density. The above analysis of
daylight and sunlight impacts has demonstrated that inevitably, there would be a material impact.
There would be major reductions in values for some properties owing to either existing low values or
the effect of developing a currently open site. However, the retained values would be commensurate
with retained values permitted elsewhere in Vauxhall.

15.43 The analysis has focussed on the worst affected but it should also be noted that across all affected
windows and rooms, the residual impact would be as follows:


VSC: 57.4 per cent will meet the full BRE guidance test for VSC (27 per cent rather than 18) with
only 14.8 per cent experiencing a major impact



NSL: 89 per cent will meet the BRE guidance test with only 5.7 per cent experiencing a major
impact



APSH: 72 per cent will both the annual and winter tests with percentage experience a major
impact being 14.3 per cent and 15.6 per cent for annual and winter respectively.

15.44 Failure to fully comply with the BRE guidelines is often unavoidable, particularly in inner London
regeneration contexts. This has been the case for all of the major developments in the Opportunity
Area. It has been shown that a development that would fully comply with the guidance would not be
viable on this site. It has also been shown that achieving the same impact as the extant scheme would
also require significant cutbacks. However, the extant scheme would not provide the same planning
benefits as the current proposal.

15.45 The impact on daylight and sunlight is one material consideration among others that must be weighed
against the planning benefits of the scheme. Officers consider that impact of the proposed

development compared to the existing situation and the extant scheme, is outweighed by its
significant planning benefits.

15.46 Privacy and outlook
15.47 The development would be more than 18m away from the nearest neighbouring residential
properties. 18m is generally considered to be the minimum separation distance to prevent
overlooking in an urban context. The building would be at least 32m away from St Georges Wharf to
the west and 20m away from the Vauxhall Square development to the south when that is completed.
To the east, the corner of the north tower would be 17m from 35-43 Bondway however this proximity
would be between the office floors of the proposal and the commercial/industrial use of 35-43
Bondway. There would be no loss of privacy. To the north would be the new Vauxhall Bus Station
and there would be no overlooking in this direction.
15.48 The towers are placed so that there would be no direct overlooking between them. The corner to
corner distance between the two towers is 19.8m, which is sufficient to avoid mutual overlooking.
15.49 The separation distance to neighbouring properties are also consider sufficient to avoid any harmful
loss of outlook.
15.50 Noise and Vibration
15.51 LP Policy 7.15 states that development proposals should avoid significant adverse noise impacts on
health and quality of life as a result of new development. LLP Policy Q2 requires development to
reduce the adverse the impact of noise.
15.52 The proposed development includes hotel, office, residential and flexible retail uses. These are
common uses in an urban area and would not cause undue noise impact provided they are properly
managed. The hotel includes a ballroom, podium level restaurant and bar and another bar on the top
two floors of the south tower. The ballroom is at basement level and would not cause noise
disturbance. The podium level restaurant is fully enclosed. There is an outside terrace which would be
subject to controls to ensure residential amenity in the north tower is protected. However, it should be
noted that background noise levels are high in this location. The nearest neighbouring residential
property is St George’s Wharf, which is at least 32m away across Wandsworth Road. This relationship
would not cause undue risk of noise disturbance. The sky bar at the top of the south tower would be
fully enclose apart from a small external terrace. The terrace would on the side facing away from the
nearest residential neighbour Vauxhall Square. The flexible retail uses could be used for A3
restaurant/café use. These uses as well as the hotel would be subject to a customer management
plan that secure measures to minimise noise impact, for example, control of music, access to external
areas).
15.53 Plant equipment would be subject to approval and noise levels would be limited to 5dB below
background noise levels. All residential units would be triple glazed (to meet sustainability
requirements) and have mechanical ventilation in order to achieve acceptable internal ambient noise

levels. The location of units above and below levels with plant equipment or above the gym/fitness
centre is noted. A scheme of noise attenuation would be subject to approval by condition to manage
the potential for noise disturbance.
15.54 Almost all servicing would take place within the site at basement level and therefore would not cause
noise disturbance. On-street servicing would be subject to a delivery and servicing plan to manage
delivery times to minimise disturbance.
15.55 In terms of vibration, surveys revealed that there is negligible vibration on site thus making it suitable
for residential occupation.
15.56 Demolition would involve removal of existing advertising structures and the site hoarding and therefore
would pose little risk of noise and vibration disturbance.
15.57 Site preparation and general construction activities have a risk of causing major adverse noise
impacts on Graham House (hostel) if no mitigation is put in place and major adverse vibration impact
on amenity for Graham House, St George’s Wharf and dwellings on Bondway. All other nearby
dwellings would experience a minor to moderate impact without mitigation and there would be no risk
to structural integrity due to vibration. A Construction Environmental Management Plan (CEMP) would
be required by condition to secure all appropriate mitigation such as using low noise and vibration
equipment, reducing engine use, noise shielding, siting plant away from receptors and informing local
residents ahead of works. Noisy construction work would be limited to normal construction hours:
Monday to Friday 8am – 6pm; Saturday 08:30am – 1pm; Sunday and bank holidays: no work where
noise is audible at the site boundary. The complex deep excavation and reinforced concrete
substructure works will require works to be carried out on a day and night shift basis and the applicant
will require separate permission for the council for these works. With mitigation, the likely impact would
not exceed moderate adverse. The impact would be temporary as the building is constructed.
15.58 Subject to conditions securing a CEMP, details of all plant, acoustic assessment of plant, schemes of
noise and vibration attenuation, customer management plan and servicing and delivery plan, the
development would not cause unacceptable impacts due to noise and vibration.

Light Pollution

15.59 The potential for light pollution created by the development was assessed. Harmful light intrusion is
considered to be intrusion of light into sensitive locations such as residential accommodation. The
impact of internal lighting in the office element on nearby residential development was assessed.
This would cause a moderate adverse impact on Hobart House and Graham House (7.5-10 lux,
above the recommended 5 lux threshold). However, this was based a worst case scenario where all
internal lights are on at the same time with no blinds or shading devices used. The assessment was
based on a standard lighting design. Illuminance could be reduced towards Hobart House and at the
perimeter of the floorplan out of hours. Automatic blinds could also be used out of hours. A detailed
lighting scheme would be secured by condition. The assessment was independently reviewed by a
consultant appointed by the council and the impact is considered acceptable given the urban context

of the site.

Conclusion

15.60 The proposed development, subject to appropriate conditions, would cause no significant harm to
residential amenity in respect privacy, noise and vibration and light pollution given the location of the
site.

16

Designing Out Crime

16.1 The applicant has liaised with the Metropolitan Police in designing the development and the Police are
satisfied that the development can achieve Secured by Design Certification. Access to the residential
and office entrances would be open to the public but beyond that access would be controlled by using
an electronic access system. For the hotel, access to the guest levels would be controlled. Access to
the vehicle lifts would be controlled by security personnel located in a dedicated accommodation next
to the lifts. Access to the car lift for residents would be controlled electronically. CCTV would be
provided throughout the development. Conditions would be imposed to ensure Secured by Design
certification.
16.2 The applicant has also liaised with the Metropolitan Police’s counter terrorism unit and the threat of
hostile vehicles has been considered in the design. The hostile vehicle mitigation is designed to be a
part of the landscaping with the public square and pavement areas protected by planters, street
furniture and bollards where appropriate. Conditions would be imposed to secure a structural blast
engineer (SBE) report to ensure that blast effects are properly considered and a vehicle dynamics
assessment (VDA) to confirm that the hostile vehicle mitigation measures are properly specified.
16.3 Subject to appropriate conditions, the proposal would make an acceptable contribution to reducing risk
to safety.

17

Trees, Landscaping and Public Realm

17.1 LP Policies 5.10, 5.11 and 7.19 support the provision of green landscaping in developments in the
interests of visual amenity, climate change mitigation and biodiversity. This is carried forward in more
detail in LLP Policy Q9.
17.2 LP Policy 7.21 states that existing trees of value should be retained and any loss as the result of
development should be replaced following the principle of ‘right place, right tree’. Wherever
appropriate, the planting of additional trees should be included in new developments, particularly
large-canopied species. Policy Q10 seeks to protect trees of significant amenity, historic or
ecological/habitat conservation value.
17.3 The application site has little arboricultural or landscape value. It is mostly coarse grassland with area
of dense scrub. There are three existing trees: one London Plane (Category A) and two wild cherry

trees (Category B). The site is currently inaccessible to pedestrians and therefore provides limited
amenity value.
17.4 The proposed development seeks to respond to this by contributing to the public realm. A public
square is proposed in the south-east corner of the site. It would be hard landscaped so that it can
withstand high footfall and use. However, it would have raised planters with trees for green relief, wind
mitigation and to separate the central area of the square, which is designed for dwelling in, and the
outer edge which is for pedestrians passing through the site. North of the public square would be
colonnade under the north tower to allow for pedestrian circulation space as well as additional
sheltered waiting space for the adjacent bus stops. Planters would also be provided in the south-west
corner of the site and there would be wide pavements around all edges of the site.
17.5 The public square would form a part of a series of connected public spaces that make up the Linear
Park. The Linear Park is set out in Vauxhall SPD and would link Battersea Power Station in
Wandsworth to Vauxhall via series of green and public spaces. Most of it would be in Wandsworth but
the latter sections would be provided by the consented Vauxhall Square scheme and by the proposed
development. Due to the amount of expected footfall the space is proposed to be robust hard standing
but would include green elements to soften it, as discussed above. The space would be compliant with
principle 7 of the Vauxhall SPD.
17.6 In their objection, LB Wandsworth argue that the scheme would not provide an adequate link to the
Linear Park but for the reasons set out in the above paragraph, officers consider the scheme would
make an acceptable contribution to this link.
17.7 The indicative landscape plans show that 19 new trees would be planted. The exact species and
layout would be agreed with the council’s tree officer by condition but the proposal would more than
compensate for the loss of three trees on site.
17.8 A landscaped garden would also be provided on the roof of the podium. It would be part of the hotel
but as part of its public facing elements, that is, it would form part of the bar, lounge and reception so it
would be open to visitors.
17.9 Officers consider the proposed landscaping and public realm to be generous, high quality and a
logical response to the context of the site. Subject to conditions securing further design detail, plant
species and trees and a horticultural management plan, the proposed development would be
acceptable.

18

Transport

18.1 Site context
18.2 The current ‘island’ site is located within the centre of the Vauxhall gyratory and has frontages on
Bondway, Parry Street and Wandsworth Road but there are no pedestrian crossings from the site on
any of these frontage. There is a vehicle access on Bondway. Vauxhall bus, train and underground

stations immediately to the north and the site has the highest level of public transport accessibility
level (PTAL) of 6b. There is an existing cycle superhighway running along Wandsworth Road and
there are a number of cycle hire docks nearby.
18.3 However, the boundary of the application site is not based on the current road layout but is based on
the proposed two-way road system to replace it. This removal of gyratory is a joint Lambeth and TfL
project which seeks to improve the area for pedestrians and cyclists and provide new public spaces. It
would also include a new bus station, which was granted planning consent in February 2018. The
proposed development would require a land swap with TfL to enable the gyratory works and to make
the proposed development possible. They cannot be delivered independently.
Fig. 25. - Proposed land swap. Area shaded red to be transferred to TfL and area in blue to be
transferred to applicant. Yellow indicates location of bus shelters to be delivered by the applicant.

18.4 In this scenario with the gyratory works completed, the site would have immediate access to Vauxhall
bus station and new pedestrian crossings to the north, west and south.

18.5 Sustainable travel
Walking

18.6 The development would generate a significant level of waking trips each day (1,814) however this is
only a small increase over the number of walking trips generated by nearby consented developments
(12,824) and therefore the incremental impact is considered to be low. The development would be
delivered alongside improvements to the pedestrian environment brought about the gyratory works
and it is considered that the increased pedestrian flows will be accommodated. The proposed
development also provides additional public realm and footway, including a colonnade, which would
add more public circulation space. This new space would be provided on the eastern side of the site,
along Bondway, where it is predicated that pedestrian flows would greatly increase.

18.7 The development would require a number of pedestrian improvements to ensure that the site is safely
accessible (such as signalised pedestrian crossings). This would be secured by s278. Subject to this,
the impact would be acceptable.

Cycling

18.8 Similar to the pedestrian impact, the impact from the number of cycle trips generated would be small
compared to that of the nearby consented schemes. Furthermore, the works to the gyratory would
result in greatly improved conditions for cyclists. It is considered that the predicted cycle trips can be
accommodated on the network.
18.9 The table below sets the proposed parking provision.
Land Use

Category

Office

B1 Office

Hotel
Residential

C1 Hotel
C3 Resi

Retail

A3 Retail

Area / Units

Cycle Parking Requirements
Short Stay
Long Stay
Total

21647 sqm
GEA
618 rooms
257 units
790 sqm
GEA
Total

14

241

255

13
6

31
427

44
433

20

5

25

53

704

757

18.10 The proposed cycle parking provision would meet current London Plan standards, which is
acceptable. However the draft London Plan standard would require an additional 89 spaces due to
increased requirements for residential and office uses. A condition would be imposed requiring the
applicant to provide additional cycle parking or demonstrate why this would not be feasible.

18.11 The cycle parking would be accessed via a dedicated entrance at the north-west corner of the site.
Cyclists would then take a lift to either level -1 or -2 depending on which cycle parking area is used.
18.12 The development would increase demand for hire bicycles and a contribution of £220,000 would be
secured via s106 agreement to find a new 28 point docking station. All new residents would be offered
two years free cycle hire membership to encourage take up.
Car parking & servicing
18.13 The proposed development would be car-free with the exception of 29 Blue Badge parking spaces at
basement level. 26 of these would be for residential use, equal to 10% provision, one space each
would be provided for the office, hotel and flexible retail uses. Although the residential provision is
compliant with policy, one further non-residential space is required to be fully compliant London Plan
policy. However, the proposed level of provision is acceptable provided that a car parking
management plan is secured in the s106 agreement which includes a mechanism whereby demand is
monitored and identifying how a further space can be provided. The s106 would also restrict residents
from obtaining on-street parking permits.

18.14 Electric vehicle charging points would be required by planning condition in accordance with current
London Plan policy. 10 per cent active and 10 per cent passive charging points would be required.
18.15 The proposed level of parking is therefore acceptable having regard to LP Policy T7 and LLP Policy
6.13.
Servicing
18.16 Most of the servicing for all uses would take place in the basement. The basement loading bays would
be accessed via two truck lifts. Delivery and waste collection vehicles would enter the lift from
Wandsworth Road in forward gear. Vehicles would only be able to enter the lift using a left turn from
the nearest lane on Wandsworth Road in order to avoid cutting across traffic. Once in the lift, the
vehicle would be lowered to either level -2 and parked in one of the service bays. The vehicle would
then enter the lift in forward gear before being lifted to street level where it would exit via left turn only.
18.17 The three vehicles lifts on Wandsworth Road would be located adjacent to each other in order to
concentrate all vehicle entries and exits to one part of the site. As the site is an island site, there will
always be one frontage that would need to perform this role. Wandsworth Road was chosen as this
frontage is furthest away from the more sensitive areas of public realm proposed, the location of which
is a response to predicted pedestrian movements. The lifts also cannot clash with the bus stops on
Bondway. The locations of the lifts on Wandsworth Road is the most logical and minimises its negative
impacts. However, the designers acknowledge that it would still be in path of pedestrian movements
along Wandsworth Road. To mitigate this impact, the lifts are placed close together to minimise the
distance pedestrians need to cross. There is an adjacent bus stop to the north and when a bus is
parked, this can restrict visibility for service vehicle exiting the lift. Consequently, TfL have agreed to
the installation of traffic signal so that so that service vehicles are only released when general traffic is
held at the new bus station access road / Wandsworth Road junction, during the pedestrian phase.
This will allow for greater visibility of approaching vehicles which could otherwise be unsighted
because of a stopped bus. This in combination with scheduled service vehicle arrival times, and
banksmen to marshal pedestrian during vehicle arrivals and departures, will contribute to pedestrian
safety. Furthermore, service vehicle access to the basement service area will only be permitted
outside of the weekday peak periods of 7:00-10:00 and 16:00-19:00 to avoid generating pedestrian
congestion around the service access during deliveries.
18.17.1 The treatment of the service area is designed to ensure pedestrians are aware of the service
entrance and bollards would prevent vehicles sweeping into or out of the service across the road.

18.18 Unscheduled deliveries, such as residential and small commercial deliveries, would be take place onstreet using a new layby on Parry Street, two existing loading bays on Bondway and drop-off bay on
the opposite side of Wandsworth Road. These deliveries would be by small vehicles such motorcycles
and vans and make up a small portion of deliveries. The majority (89 per cent) of deliveries would take
place via the lifts and basement and service area. These deliveries would be by light good vehicles
(vans for example) and ordinary goods vehicles (larger rigid vehicles). No deliveries would be made by
articulated heavy goods vehicles. Red Route restrictions on local adjacent roads means that no
stopping on the highway would be allowed.
18.19 A steering group would be set up and it would closely manage all servicing and deliveries to the
development. It will monitor, arrange and coordinate bookings as well as provide overall management
and supervision. This would be secured in delivery and servicing management plan required by
condition.
18.20 The layby on Parry Street would be 25m long and designed to accommodate two taxis and two
coaches to serve the hotel. The detailed design would be subject to a s278 agreement.
Waste and Recycling
18.21 Separate refuse storage areas would be provided for each use on basement level -2. Residents
would take refuse, which is expected to be pre-sorted into waste and recycling by the resident,

to the refuse storage area in the basement. An on-site facilities management team would then
transfer the refuse to an on-site compactor and rotate the 1100L Eurobins to ensure empty bins
are always accessible. A bulky waste area would also be provided. Commercial users would
have separate storage areas but would also be managed by the same on-site team.
Commercial refuse would also be compacted and bins rotated. The compactors are located
adjacent to servicing bays that would receive the waste collection vehicles. This means that
waste vehicles would enter the site, use the vehicle lifts, collect the refuse and exit via the lifts in
forward gear. Refuse collection would therefore take place completely within the site.
18.22 The proposed refuse arrangements have been reviewed by Veolia, the Council’s waste
collection contractor and are supported.
18.23 The application is also supported by a site waste management plan which proposes measure to
reduce construction waste. This is primarily the segregation of waste of different types so that they
may be re-used or recycled in some form, avoiding the need to go to landfill. Using the best practice
methods, 95% of waste could be diverted from landfill. This is in compliance with LP Policy 5.18.
18.24 Network impacts
Highway
The application is supported by a transport assessment which estimates the number of trips by
various modes of transport that would be generated and assesses the impact. As the development is
car-free with the exception of Blue Badge parking, the majority of trips would be undertaken by
sustainable means. Almost all vehicle trips would be from service vehicles and the number of trips
wold be very low compared to existing flows. There would be no significant impact on the highway
network.

Bus

18.25 TfL have advised that the incremental increase in bus passengers is small and that the additional
demand can be accommodated on the network.

18.26 The development would require amendments to the design of the southern bus stops of the consented
replacement scheme for Vauxhall bus station due to the proximity of both developments. The location
of the bus stops has been agreed between the applicant and TfL and discussions are ongoing
concerning their detailed design. The design would be secured by condition and discharged by the
Local Planning Authority in consultation with TfL. The bus stops would be delivered via a s278
agreement.

Underground

18.27 TfL have advised that the development would result in a 2% increase in entries and exits at Vauxhall
Station during peak periods. TfL consider these impacts acceptable and have stated that station

capacity and step free works at Vauxhall were completed in anticipation for higher demand from new
development in the Vauxhall opportunity area.

18.28 This site is adjacent to London Underground surface assets and a ventilation shaft. In order to ensure
that these are protected, conditions would be applied requiring detailed design and construction
method statements to be submitted for approval.
Rail
18.29 Similarly, the additional impact on rail capacity would be small and able to be accommodated on the
network.

Demolition and Construction

18.30 Given the number of strategic highways routes in the vicinity of the site, the level of construction traffic
that is likely to be generated is not likely to cause a significant impact in capacity terms, although
access onto and off the highway will require careful management to ensure that this does not affect
the operation of the highway or safety of all road users. The applicant has submitted an initial
construction logistics plan which states that the site entrance for construction vehicles would be from
Wandsworth Road where the permanent service access would be. When the gyratory works are
completed, the entrance would be moved to Parry Street. It is anticipated that when the project starts
Wandsworth Road gyratory will be in its current layout and during the course of the project the TfL
gyratory amendments will be carried out. Through the construction logistics plan the applicant will be
required to work with TfL to ensure that both projects are coordinated and can operate with each
other.
18.31 Vehicles delivering goods would be required to follow the TfL Road Network and avoid local roads.
Delivering would be booked and managed by a dedicated site logistics manager. Deliveries would be
timed to avoid peak hours. All collections and deliveries at the site will take place off-street on site and
away from adjacent roads and bus routes. No on-site parking would be provided for the workforce.
18.32 The Local community would be engaged and informed about the construction programme and
potential impacts as the project progresses. It is proposed that monthly meeting would be held with
local community in consultation with TfL. This would be secured through the construction logistics
plan.
18.33 A further detailed construction logistics plan would be secured by condition for final approval. The
condition would also require the developer and contractors to liaise with the VNEB construction
logistics working group so that works can be coordinated with other nearby developments in order to
reduce their impact.

Mitigation
18.34 The following mitigation measures would be secured by condition or s106:



Parking permit-free designation



Minimum two years free car club membership



Submission of construction Management Plan



Submission of Delivery and Service Plan



Provision of two space taxi rank on Parry Street



Cycle hire contribution £220,000



S278 agreement with TfL for highway works



Travel Plans plus monitoring

Conclusion
18.35 The development would be car-free and most trips would be by sustainable means. Servicing and
construction trips can be accommodated on the network and adequate mitigation would be secured to
avoid any significant residual impacts. The development is in compliance with LP Policies 6.3, 6.9,
6.10 and 6.13 and LLP Policies T6, T7 and T8.
19

Sustainable Design and Construction
Energy

19.1 LP Policy 5.2 requires developments to make the fullest contribution to minimising carbon dioxide
emissions in accordance with ‘Be Lean’, ‘Be Clean’ and ‘Be Green’ hierarchy.
19.2 The proposed energy strategy is based on the above energy hierarchy. The building has been
designed with highly thermal efficient façade with triple-glazing and other efficient materials. The
building will also have high levels of air tightness and with mechanical ventilation designed to reduce
heat loss. Given the architectural challenges of the site, the design makes an appropriate response to
the ‘Be Lean’ requirement.
19.3 ‘Be Clean’ requires energy to be supplied efficiently and in this it is proposed that the development will
connect with the existing VNEB district heating network. Due to the efficiencies of the CHP system at
the United States Embassy which supplies the district heating network, connecting to the system
would result in large carbon savings. It is expected that heat network would provide up to 70 per cent
of development’s annual heat demand with the remaining 30 per cent to be provided by on-site gas
boilers. This is much more preferable over installing a new CHP system.
19.4 ‘Be Green’ encourages the use of renewable energy. Due to the constrained nature of the site it would
be difficult to generate a meaningful level of renewable energy. For example, the only available roof
area for solar photovoltaics is on the podium as the roofs of the towers would be used for plant.
However, would be frequently overshadowed by the south tower. The council’s sustainability
consultants agree that renewable energy generation would not be practical on this site.
19.5 The proposed scheme follows the energy hierarchy appropriately. The residential element would
achieve an on-site carbon saving of 37.2 per cent. The balance of savings to achieve 100 per cent

would be secured through a carbon offset payment. In this instance, the balance of carbon to be
saved is 192.32 tonnes annually. The carbon off-set figure is calculated at £60 per tonne per year for
30 years. Accordingly, the offset payment would be £346,179.50 and this would be secured through
the s106 agreement.
19.6 Based on the lean, clean and green measures discussed above, the non-residential elements of the
building will achieve a carbon reduction of 23.9 per cent. This falls short of the 35 per cent target set
out in the London Plan however officers are satisfied that the energy strategy is appropriate to the
building’s design and that the maximum emission reductions have been achieved. The shortfall of
342.5 tonnes would be offset by a carbon offset payment calculated according to the same formula for
residential carbon: £60 per tonne per year for 30 years. For this element, the offset payment would be
£616,484.97.
BREEAM
19.7 The development would achieve the following BREEAM ratings:


Office 71.4 per cent (Excellent)



Hotel 68.7 per cent (Very Good)



Retail 62.2 per cent (Very Good)

19.8 The applicant has explored all ways of maximising BREEAM ratings and has identified challenges in
attaining credits related to materials, flood risk, ecology and pollution as justification for not achieving
‘Excellent’ for the hotel element. The council’s sustainability consultant has accepted this on the basis
that the extra credits would be considered in subsequent more detailed stages of development. The
retail element does not achieve ‘Excellent’ and just narrowly misses the 63 per cent target under
Policy EN4. However, potential credits have been identified and there is potential for these to be
achieved at more detailed design stages. Conditions would be applied securing further BREEAM
assessments at later stages to ensure that the highest ratings can be achieved.

Overheating and cooling
19.9 Glazed buildings present particular challenges as measures to reduce heating requirements can
contribute to overheating on hot days. However, mitigation measures are proposed to reduce the
impact such as insulating and minimising the length of pipework, highly thermal efficient glazing, solar
shading elements in the façade design, vents and mechanical ventilation and active cooling. Active
cooling (such as air conditioning) is only proposed after all passive measures have been built in and
the council’s sustainability consultant agrees that active cooling is required to deal with particularly hot
days.
Green Roof
19.10 The roof of the glass link on top of the podium between the two towers would incorporate a biodiverse
green roof. This is supported as it would provide potential habitat, reduce water runoff and improve

thermal efficiency and provide a degree of evaporative cooling. Details would be secured by condition
to ensure the roof is of an acceptable specification.
Water use
19.11 Residential developments should be designed so that consumption would meet a target of 105 litres
or less per head per day. The applicant has submitted an outline water management strategy which
suggest a number of measures to reduce mains water consumption. These include water efficient
fixtures and appliances. A full management strategy would be secured at detailed design stage by
condition.
19.12 The proposed development has been designed in accordance with principle sustainable development
and is in compliance with policies XX.

20

Other Environmental Matters

20.1 Flood Risk
20.2 The application is supported by a Flood Risk Assessment (FRA) prepared in accordance with NPPF
requirements. It identifies that the site is located in Flood Risk Zone 3a, which has a more than 1 per
cent chance of river flooding and more than 0.5 per cent chance of sea flooding in a year. However,
the site receives protection from flooding from the Thames Barrier and the Thames river wall flood
defences.
20.3 Under national policy, office use, retail use and the ballroom are considered to be ‘less vulnerable’ to
the impacts of flooding. Residential and hotel uses are considered to be ‘more vulnerable’. In Flood
Risk Zone 3a, ‘less vulnerable’ development is permitted subject to the Sequential Test. The aim of
the Sequential Test is to steer new development to areas with the lowest probability of flooding.
Development should not be allocated or permitted if there are reasonably available sites appropriate
for the proposed development in areas with a lower probability of flooding. If after applying the
Sequential Test, a suitable alternative site is not found, the Exception Test can be applied. For the
Exception Test to be passed:


it must be demonstrated that the development provides wider sustainability benefits to the
community that outweigh food risk, informed by a Strategic Flood Risk Assessment where one
has been prepared; and



a site-specific food risk assessment must demonstrate that the development will be safe for its
lifetime taking account of the vulnerability of its users, without increasing food risk elsewhere,
and, where possible, will reduce food risk overall.

20.4 For ‘more vulnerable’ uses (residential and hotel in this instance), the Exception Test is applied from
the outset.

20.5 However, the NPPF provides that where individual developments are on sites that have been
allocated for particular development in a Local Plan there is no need to apply these tests as they
would have been applied when preparing the Local Plan. The application site falls within Site 13,
which includes the island site as well as Vauxhall Bus Station. A site-specific flood risk assessment
was carried out in 2013 and it was concluded that although it would fail the Sequential Test, it would
pass the Exception Test as developing the site as intended in the site allocation would provide wider
benefits to the community that would outweigh the flood risk. Broadly these benefits would be:


New town centre and town centre uses



Residential development



New public realm



Pedestrian and cycle improvements

20.5.1 This balance was accepted when the Local Plan passed examination and was adopted. Officers
consider that the proposed development would provide the above benefits and that Part (a) of the
Exception Test is therefore met. Part (b) of the Exception Test requires that the site-specific flood risk
assessment demonstrates that the development would be safe.
20.6 The application is supported by such an assessment. It identifies that the main risk is from flooding
from the River Thames but this is mitigated by existing flood defences such as the river wall and
Thames Barrier. Furthermore, all ‘more vulnerable’ uses are set above the maximum flood level in the
very unlikely event that flood defences would be breached. No sleeping accommodation is at
basement level. Critical infrastructure in the basement would be flood protected and the central
heating pipework is designed to be accessible for maintenance during flood events. In respect of other
types of flooding, there would be very little risk of flooding from surface water, sewers, groundwater or
artificial sources. Given the above, the development is considered to meet Part (b) of the exception
test.

Drainage

20.7 The site is very constrained so opportunities to attenuate water runoff are limited. However, using
underground tanks to store rainwater and release it at a restricted rate, the development would be
able to achieve runoff rate three times the estimated greenfield runoff rate during 1 in 100 year storm
event. The water would be discharged into a new sewer being constructed by Thames Water. Given
the physical constraints of the site Lambeth and GLA flood officers have accepted this strategy having
regard to LP Policy 5.13. Further details of the drainage strategy would be secured by condition.

Water supply and quality

20.7.1 Thames Water have identified that the existing water connection to the site is insufficient to meet
predicted demand. They recommend that a condition be imposed that requires a water impact study to
identify existing water supplies, the additional capacity required and a suitable connection point.
20.7.2 Thames Water have reviewed the scheme and advised that wastewater is to be discharged to existing
combined sewers on Parry Street and Bondway. In order to protect subsurface water infrastructure
from damage due to piling works, a piling method statement would be secured by condition.

Air Quality
20.8 The whole Borough is within an Air Quality Management Area (AQMA) and in such areas
developments should be at least ‘air quality neutral’ and not lead to further deterioration of existing
poor quality.
Construction
20.9 Earthworks, construction and vehicles leaving the site have the potential to impact air quality due to
dust and elevation concentrations of particulate matter (PM10). The size of the site and extent of
excavation means that there is a large potential for dust emissions. However, best practice dust
suppression measures would be implemented following the implementation of an Air Quality and
Dust Management Plan (AQDMP) by condition.
Operation

20.9.1 The potential sources of air quality impact for the proposed uses are pollution from additional
vehicle trips, emissions from plant and fumes from cooking premises. The development is car free
with the exception of Blue Badge spaces and is therefore likely to generate only small numbers of
vehicle trips. The impact from additional vehicle movements would be insignificant. The building
would be heated and powered mostly from the district heating network and in part from on-site
boilers. Provided the on-site boilers meet GLA emissions standards, the impact on air quality would
be insignificant. This would be secured by condition. Finally, condition would be imposed requiring
details of all fume extraction equipment to ensure that cooking fumes from the hotel and any
restaurant use would be properly mitigated.

20.9.2 The applicant undertook an air quality neutral assessment in accordance with GLA guidance,. This
assessment compares the projected emissions against a series of benchmark emission levels
provided by the GLA for each use within the development. For example, for each square metre of
C1 Hotel use, the benchmark emission of NOx is 70.9g per square meter. The predicted emissions
are based on the area of each use, the efficiency of the building and the likely emissions generated
by on site heat/energy plant. For this development, the predicted emissions would be 1,072kg per
year would be less than a quarter of the benchmark figure of 4,624.9kg per year.

20.10 As the development is car-free, it would be qualify as air quality neutral in respect of transport
emissions.

Internal air quality

20.11 As the site is located within an AQMA (where air quality objectives have been, or are predicted to
be exceeded), it is necessary to consider the exposure of future site users to poor air quality. In this
instance the sources of pollution would be road traffic emissions as well as the London
Underground ventilation shaft approximately 30m north of the north tower. However, the research
into the shaft’s emissions revealed that it is unlikely to increase particulate matter pollution (PM10)
beyond background levels. The nearest air intake is for the communal residential facilities. It is 30m
away horizontally from the vent and 35m above ground level, which is much higher than the 6.74m
high ventilation shaft. As such, the impact from the shaft would not be significant. Therefore, only
the impact of traffic emissions was assessed.

20.12 Air intake for hotel rooms and communal residential areas would be on level 8 approximately 35m
above ground level. The residential units would have air intakes on the façade of each dwelling, the
lowest being 49m above ground level. The air intake for the ball room is approximately 3m above
ground level.

20.13 None of the receptors would exceed acceptable thresholds for PM10 and only one would exceed
the threshold for NO2. This receptor is the ballroom air intake where NO2 would exceed the
objective of 40micrograms per cubic metre by 8.6 micrograms. This is considered minor given the
use and the acceptable air quality at all other receptors. The air quality for the occupants of the
development would be acceptable.
Conclusion
20.14 The proposed development would not cause unacceptable impacts on air quality and would provide
and acceptable environment for occupants of the building.

Wind and Microclimate
20.15 Tall buildings have the potential to adversely affect wind conditions. Accordingly, the submitted
Environmental Statement includes an assessment of the impact on the local wind microclimate. This
was done by placing a model of the development and surroundings in a wind tunnel. It revealed that
the building would increase wind speeds at ground level but this deep projecting grid design of the
facades, the curved corners and orientation of the buildings to the prevailing winds would reduce
these effects. With additional mitigation, wind conditions would be comfortable use of the space
around the building. Mitigation would consist of:



Trees planting in particular locations



A canopy over the south façade of the south tower



1.5m high balustrades to balconies



Planters and hedges on the podium



Planters on two particular residential terraces



1.5m recess to rear entrances to hotel cores



1.5m recess to entrance to residential entrance

20.16 When all nearby consented schemes are included in the assessment wind conditions improve further
due to the sheltering effect of these buildings.

20.17 Subject to a condition securing these mitigation measures, wind conditions would be acceptable.

Solar Glare
20.18 Solar reflections off a building are particularly important at road junctions where glare can cause
temporary blinding of drivers. Typically, those elements considered reflective are either glazed
elements or specular metal cladding. The potential for solar glare from this building was assessed
from a number of viewpoints that drivers would experience. Of the 10 viewpoints assessed, 8 would
experience only a negligible or minor impact. Two viewpoints would experience a moderate impact:
on Nine Elms Lane looking east at traffic signals at the junction with Wandsworth Road and on Parry
Street looking west at traffic signals at the junction with Bondway. On Nine Elms Lane, the probability
of the sun shining at the particular time to cause solar glare is 10 per cent. Furthermore, the solar
glare already occurs in this location when in the morning when the sun is in the east. For Parry Street,
the location of the solar glare is such that most of it would be above the line of sight and can be
blocked using a sun visor. Probability of the sun shining at the required time is 10-50 per cent and
would be in the early morning, when the roads are quieter. Furthermore, trees would be planted in
appropriate locations to further mitigate the impact. The assessment was independently reviewed by
a consultant appointed by the council and officers consider the impact from solar glare to be
acceptable.

20.19 Ecology and biodiversity
20.20 The site has little ecological value and has limited habitat opportunities. While it is largely
undeveloped, it consists mostly of coarse grassland with smaller areas of dense scrub. There are
three trees on site: one London Plan and two wild cherry trees. The nearest designated site of
importance for nature conservation (SINC) is the River Thames.
20.21 Surveys found no evidence of protected fauna species or species of conservation concern on site.
However, there is potential for disturbance to any on-site species during the demolition and
construction stages and mitigation measures would be required. These are: undertaking vegetation
clearance outside of nesting season unless the site has been surveyed by a specialist immediately

prior, storing construction materials in ways that discourage Black Redstarts from inhabiting the site
and minimising run-off to the River Thames. These measures would be secured by condition.
20.22 Following construction, the completed development would provide 150sqm of biodiverse roof habitat
for Black Redstarts and invertebrates. Soft landscaping at ground level and at podium terraces would
provide further habitat. Plant and maintenance structures would provide potential perches for
peregrine falcon. An ecological management plan would be secured to ensure long term management
of the biodiverse roof.
20.23 Subject to the above conditions, the development would have no harm impact on ecology and
biodiversity in compliance with LP Policy 7.19 and LLP Policy EN1.
Land contamination
20.24 Initial surveys showed that there is limited contamination on site but further surveys will need to be
undertaken. A condition would be imposed requiring a detailed site investigation scheme, remediation
strategy and verification plan to be submitted for approval. Risk of exposure to contamination and runoff to ground water during demolition and construction would be carefully mitigated through a
construction environmental management plan (CEMP) that would be required by condition.

20.25 The site also has a moderate risk of containing unexploded ordinances and a detailed investigation
would be required prior to construction. This would be secured by condition.
Fire Safety
20.26 Fire safety is controlled by the Building Regulations but the applicant has submitted initial details of
fire safety measures. The proposed development would have automatic fire detection and safety
sprinklers to all areas of the building. Mechanical ventilation would be provided to the residential
firefighting shaft, car parks and basement areas. Pressurisation would be applied to the lobby and
stairwells to keep them clear of smoke. A wet type rising main would be provided in each tower. Fire
engines would connect to this and be able to channel water to all levels of the building. A fire control
centre will be provided to afford the attending Fire & Rescue Service additional assistance in dealing
with a potentially complex and protracted fire incident and to support a phased evacuation strategy.

20.27 British Standards prescribe a fire resistance time of 120 minutes for the structural elements of a
building. This would be further detailed and refined should permission be granted and detailed design
progresses.

20.28 As required by the Mayor, an informative would be imposed requiring the submission of a fire safety
statement prepared by a suitable qualified independent assessor.
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Employment and Training

21.1 The completed development is estimated to support up to 2,304 new permanent jobs. The demolition
and construction phase is also estimated to generate up to 267 full time equivalent jobs directly and
up to 187 jobs indirectly through the supply chain and through additional spending by the workforce.

21.2 Lambeth seeks to maximise local employment opportunities and help address skills deficits in the
local population. Accordingly, the s106 legal agreement would secure an Employment and Skills Plan
(ESP) developed in accordance with the Employment and Skills SPD (Feb 2018) with the following
key requirements:


Reasonable endeavours to secure 25 per cent of jobs and training opportunities created by
the development during construction and first 2 years of end-use occupation for local
residents



Engagement with local school and colleges to promote the skills and qualifications
needed for employment in the commercial sectors of the end-use occupiers in place
during the first two years of the development

21.3 The Employment and Skills SPD also seeks a monetary contribution to help support those
sections of the Lambeth workforce that are furthest from employment, having been out of work for
a long period of time and/or having low levels of skills. The financial contributions will be used by
the council to fund training and support to enable access to newly created employment
opportunities arising from development. For this development the financial contribution would be
£779,470 based on the formula set out in the SPD. This would be secured by the s106
agreement.
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Education

22.1 The socio-economic assessment submitted with the environmental statement concludes that there
would be a negligible impact on primary and secondary school place availability. There is currently a
surplus of 516 primary school places within 2.6km of the site and it is anticipated that the development
will result in demand for 25 primary school places. For secondary schools, there is a surplus of 1,434
places within 4.6m of the site and the development would only generate demand for nine places.
There would be no impact.
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Community Health

23.1 The proposed housing meets relevant space, design and energy standards and would be warm, dry
and safe. They would have access to new and existing public realm and social infrastructure and
would not suffer from excessive noise or exposure to poor air quality.

23.1.1 The development would deliver housing in a highly accessible location thereby encouraging walking
and cycling. Contributions would be make towards providing a cycle hire station and free membership
for a limited time. Travel plans would also be secured to encourage travel by more healthy means.

23.1.2 The socio-economic assessment submitted with the environmental statement concludes that there
would be a minor adverse impact on GP provision in the local area. The existing ratio of GPs to
patients within local practices is above the recommended 1 to 1,800 so the additional 497 residents in
the development would result in a minor adverse impact on services. The Community Infrastructure
Levy is in place to collect contributions towards mitigating this impact.
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Planning Obligations and CIL

24.1 The LLP Policy D4 and Annex 10 sets out the Council’s policy in relation to seeking planning
obligations and the charging approaches for various types of obligation. For contributions that are not
covered by Annex 10, the Council’s approach to calculating contributions is guided by the
Development Viability SPD (adopted 2017) and the Employment and Skills SPD (adopted 2018).

24.2 The planning obligations that are proposed are considered necessary to make the development
acceptable in planning terms, are directly related to the development and are fairly and reasonably
related in kind and in scale to the development. They are therefore compliant with the requirements of
Regulation 122 of the Community Infrastructure Levy Regulations 2010.

24.3 The proposed obligations to be secured through the S106 Agreement are as follows:
Item
Land swap to
facilitate gyratory
delivery

Details
Land swap with TfL must be completed prior to implementation and
within a timeframe to be agreed
Note: The works to the gyratory are within TfL’s Business Plan
(December 2016) with a specific timescale for delivery in 2020.

Affordable housing

23 Intermediate rent units to be provided on-site
3 x Studios - £224 Per Week (Inc SC) - £35,150 Income
12 x 1 Bed - £252 Per Week (inc SC) - £39,300 Income
8 x 2 Bed - £280 Per Week (inc SC) - £43,950 Income
Payment-in-lieu of £30,093,907

Nonimplementation
viability review

A viability review will be required if substantial implementation does
not occur within two years of grant of permission. If the review shows
improved viability, additional housing should be provided on site or an
additional affordable housing payment would be made up to a
maximum equivalent to 40 per cent by unit.

Late stage review

Late stage review triggered when 75 per cent of homes are sold (or
upon an agreed level of occupation if retained and rented by the
applicant). If the review shows improved viability, additional housing
should be provided on site or an additional affordable housing
payment would be made up to a maximum equivalent to 40 per cent
by unit. No occupation permitted until the review is completed and
any on-site additional affordable housing is completed or payment-inlieu is made.

Wheelchair units

10 per cent of units to be wheelchair adaptable in accordance with
Building Regulations M4(3)

Employment and
Skills

Employment skills plan:
 Reasonable endeavours to secure 25 per cent of jobs
created by the development during construction and first 2
years of end-use occupation for local residents or otherwise
agreed


Engagement with local school and colleges to promote
the skills and qualifications needed for employment in the
commercial sectors of the end-use occupiers in place
during the first two years of the development or otherwise
agreed

Supporting local
enterprise
Transport

Financial contribution of £779,470
Seek to secure a 20 per cent minimum of the total value of all
contracts locally


Parking Permit free designation for residential uses



Parking permit free designation for non-residential uses



Provision of car club bay



Three year free car club membership for residents



Free cycle hire membership for two years for residents



Residential travel plan monitoring £6,000



Workplace travel plan monitoring £6,000



Contribution of £220,000 towards provision of 28 space cycle
hire dock



Car parking management plan to secure additional Blue
Badge space if required



Detailed design and delivery of adjacent bus shelters to be
secured by s278

Off-site Playspace

A capital contribution of £25,839 towards playspace provision at local
parks
A revenue contribution of £60,000 per year for ten years for
maintenance and improvement of Vauxhall Park and Vauxhall
Pleasure Gardens.

Access to public

New public realm to be secured for public access

realm
Carbon offset

Payment of £962,664 to achieve equivalent of Zero Carbon for
residential element.

Shared access to

Residents of affordable element can access communal residential
amenities for an appropriate fee to be agreed with the Local Planning
Authority

residents
amenities
Legal and
monitoring costs

The cost of monitoring of the implementation of the s106 agreement
would be met by a contribution of £XX

24.4 If the application is approved and the development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will arise.
24.5 The Lambeth CIL contribution is estimated, on the basis of information supplied with the planning
application, to be £22,428,099. Expenditure of the majority of a future CIL receipt will be applied
towards Borough infrastructure needs as contained in the published CIL Regulation 123 List, which
defines what CIL may be spent on. Local neighbourhood funding from CIL may be applied to
infrastructure needs in line with the CIL Regulation 123 List, or to anything else that is concerned with
addressing the demands that the development places on an area.
24.6 While allocation of CIL monies to particular infrastructure projects is not a matter for consideration in
the determination of planning applications, there has been initial officer level discussions at the
possibility of enabling an in-kind provision of infrastructure (namely the three bus shelters within the
site) with a resultant reduction in CIL. Separate governance arrangements are being put in place for
Borough Infrastructure needs, and locally through the Cooperative Local Investment Plan initiative.
24.7 The development would also be liable to mayoral CIL of £5,469,055.
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Departure and planning balance

25.1 The application is departure from the development due to the height of the southern tower exceeding
the 150m height set for this site under Policy PN2.

25.2 Although the height of the southern tower would exceed the height limit set out in the Local Plan
officers consider that there is sound design rationale behind the height of the proposed towers and
that the scheme would provide a number of planning benefits that are material considerations that
weigh in favour of the scheme, these are:


19,695sqm of new employment space



257 residential units, including 23 intermediate rented units



c.£30 million towards provision of off-site affordable housing (resulting cumulatively in the
equivalent of 30% affordable housing on site)



New retail and commercial units to support a new town centre



Up to 2,304 new jobs



Enabling the removal of the Vauxhall gyratory and associated improvement to the public
realm, pedestrian and cycle routes



New publicly accessible square

25.3 Officers consider that the above are material considerations that can be given weight in favour of the
development.

25.4 The extant scheme would not provide the same degree of planning benefits, particularly in relation to
the gyratory works and town centre aspirations set out in planning policy and guidance.
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CONCLUSION

26.1 The proposed development would consist of two towers 53 storeys (185m) and 42 storeys (151m) in
height, with a connecting podium of 10-storeys (49m). The shorter northern tower would contain 257
residential units and the taller southern tower would contain a 618 room hotel. The podium would
contain office space and on the ground floor would be flexible retail units. Parking for 29 Blue Badge
holders and 757 cycle spaces would be provided in the basement. Servicing would also take place in
the basement with access provided by three vehicle lifts off Wandsworth Road.

26.2 The application follows extensive pre-application discussions. The proposed land uses are acceptable
in principle and would deliver a substantial amount of employment space along with a hotel would
generate a significant amount of employment. It would also provide a high number of new homes,
contributing to the Borough’s housing supply. Twenty-three intermediate units would be provided onsite and a payment-in-lieu of approximately £30 million pounds would be secured toward the provision
of affordable rented homes elsewhere in the borough. Together these elements would be equivalent
to 30 per cent on-site provision of affordable housing. This a substantial degree of betterment above
the 17 per cent which the supporting financial appraisal calculates to be the maximum viable level of
affordable housing. The improvements to the local environment resulting from the gyratory works and
the associated improvement to property values allows this degree of betterment to be secured. The
proposed development would meet the aspirations for this site set out in the Local Plan.

26.3 The development has a high quality design that responds appropriately to its context while optimising
the development potential of the site. The height of the taller tower is 185m high and exceeds the
150m height limit set out in the Local Plan for this site. The development is therefore a departure from
the development plan and this conflict must be balanced against the planning benefits of the scheme.
These benefits are a high quality design that integrates well with the cluster of tall buildings in

Vauxhall, particularly compared to an earlier consented scheme on this site; enabling the delivery of
the Vauxhall gyratory removal works and new town centre; new homes including intermediate homes
and a substantial contribution to off-site affordable housing; new employment space, hotel and retail
uses and a new public plaza. Officers support the proposed design and consider the departure
outweighed by these planning benefits, which are material considerations.

26.4 Officers do not consider that there would be harm to heritage assets, in particular, the settings of the
Westminster World Heritage Site and nearby conservation areas as the buildings would integrate well
with the existing and emerging cluster of tall buildings in the area. Officers disagree with Historic
England’s that the development would cause ‘less than substantial’ harm to heritage assets as officers
consider the tall building cluster to be established and that an additional tall building would not cause
harm. However, officers would consider that any ‘less than substantial harm’ would be outweighed by
the public benefits of the scheme as set out above.

26.5 The development would have an acceptable impact on the highway and transport network. The
development would be car-free with the exception of full provision of Blue Badge parking within the
site. The servicing arrangements on Wandsworth Road would be carefully managed to ensure it takes
place safely and without harm to the traffic flow. The service access would be signalised so that exit
movements can only occur when traffic is held at a sign on the highway. In addition a banksman
would be present at all times marshal pedestrians and ensure their safety. Furthermore, deliveries
would be required to be scheduled and to take place outside of peak times. Small ad-hoc unscheduled
deliveries would take a place at one of three on-street loading bays. The trips generated by the
development are able to be accommodated on the pedestrian, cycle and public transport network. The
development is design to integrate with the redevelopment of the Vauxhall bus station and would
include the construction of three bus shelters as part of the development.

26.6 The development would have an overall acceptable impact on neighbouring residential amenity. There
would be instances of significant noticeable changes to daylight and sunlight for a number of
residential properties to the immediate north-west, easy and south however, as the site is currently
open it is inevitable that any substantial development that seeks to meet the policy aspirations for this
site would cause a noticeable change in daylight and sunlight levels. Retained levels of daylight and
sunlight would be comparable to levels permitted elsewhere within the Vauxhall. A scheme that would
not cause a noticeable impact is unlikely to be viable or able to deliver the same planning benefits of
the scheme. Officers consider the impact of the development to be outweighed by these benefits. In
terms of overlooking and noise, the development would not cause harm.

26.7 The development would meet technical requirements in respect of sustainability, flood risk mitigation,
wind conditions, solar glare, light pollution, waste and recycling, water infrastructure and land

decontamination. The application is accompanied by an Environmental Statement which has been
reviewed and found compliant with relevant regulations.

26.8 Planning permission would be subject to a s106 legal agreement securing 23 on-site intermediate
units, £30,093,907 payment-in-lieu of social/affordable rented housing, £779,470 towards employment
and skills, £962,664 towards carbon offsetting, £600,000 over ten years towards open space, £220,00
towards a cycle hire dock and various other provisions to encourage sustainable transport use. In
addition the development would be liable for a local community infrastructure levy of approximately
£22.4m and Mayoral CIL of approximately £5.4m.

26.9 Public consultation was undertaken before and after submission of the application. Twenty-two
objections, nine comments in support and one neutral comment were received in response to the
formal planning consultation. The points raised are addressed in this report.

26.10 The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to appropriate
conditions and s106 legal agreement the planning application should be approved.

26.11 The proposed development is an application of potential strategic importance to London and as such
is referable to the Mayor of London pursuant to the Town and Country Planning (Mayor of London)
Order 2008. The GLA has issued its stage 1 consultation response, and the officer recommendation
contained in this report acknowledges the need to refer the application to the Mayor for his final
decision (Stage 2 referral). The application is also subject to a holding direction by the Secretary of
State and would be referred following receipt of the Mayor’s Stage 2 response.
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PROCEDURAL MATTERS

27.1 The application is referable to the Mayor under the provisions of the Town and Country Planning
(Mayor of London) Order 2008. The application has been referred to the Mayor at ‘Stage 1’ and the
Mayor indicated that the proposal was not yet compliant with the London Plan. Following
amendments, Lambeth officers are satisfied that the development is in compliance with the London
Plan. Before Lambeth can issue a decision on this application it will need to refer the application again
to the Mayor at Stage 2; at which point the Mayor will have the opportunity to elect to become
determining authority, direct refusal, or allow Lambeth to proceed and issue the decision in line with its
resolution.

27.2 The application is also subject to a holding direction by the Secretary of State and would be referred
following receipt of the Mayor’s Stage 2 response.

28

EQUALITY DUTY AND HUMAN RIGHTS

28.1 In line with the Public Sector Equality Duty the council must have due regard to the need to eliminate
discrimination and advance equality of opportunity, as set out in section 149 of the Equality Act 2010.
In making this recommendation, regard has been given to the Public Sector Equality Duty and the
relevant protected characteristics (age, disability, gender reassignment, pregnancy and maternity,
race, religion or belief, sex, and sexual orientation).
28.2 In line with the Human Rights Act 1998, it is unlawful for a public authority to act in a way which is
incompatible with a Convention right, as per the European Convention on Human Rights. The human
rights impact have been considered, with particular reference to Article 1 of the First Protocol
(Protection of property), Article 8 (Right to respect for private and family life) and Article 14 (Prohibition
of discrimination) of the Convention.
28.3 The Human Rights Act 1998 does not impair the right of the state to make decisions and enforce laws
as deemed necessary in the public interest. The recommendation is considered appropriate in
upholding the council's adopted and emerging policies and is not outweighed by any engaged rights.
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RECOMMENDATION

1. Resolve to grant conditional planning permission subject to the completion of an agreement under
Section 106 of the Town and Country Planning Act 1990 (as amended) containing the planning
obligations listed in this report and any direction as may be received following further referral to the
Mayor of London and any direction received from the Secretary of State.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and Development to:
c.

Finalise the recommended conditions as set out in this report, addendums and/or PAC
minutes; and
d. Negotiate, agree and finalise the planning obligations as set out in this report, addendums
and/or PAC minutes pursuant to Section 106 of the Town and Country Planning Act 1990
(as amended).
3. In the event that the committee resolves to refuse planning permission and there is a subsequent
appeal, delegated authority is given to the Assistant Director of Planning, Transport and
Development, having regard to the heads of terms set out in this report, addendums and/or PAC
minutes, to negotiate and complete a document containing obligations pursuant to Section 106 of the
Town and Country Planning Act 1990 (as amended) in order to meet the requirement of the Planning
Inspector.
4. In the event that the Section 106 Agreement is not completed within four months of committee,
delegated authority is given to the Assistant Director of Planning, Transport and Development to
refuse planning permission for failure to enter into a section 106 agreement for the mitigating
contributions identified in this report, addendums and/or the PAC minutes.

APPENDICES
Appendix 1:Draft Decision Notice

Your Ref:

Our Ref: 17/05807/EIAFUL

VCI Property Holding Limited
c/o Ms Alexandra Milne
100 Pall Mall
London
SW1Y 5NQ

6th December 2018

DRAFT DECISION NOTICE
Dear VCI Property Holding Limited

TOWN AND COUNTRY PLANNING ACT 1990.
PERMISSION FOR DEVELOPMENT
The London Borough of Lambeth hereby permits under the above mentioned Acts and associated orders the
development referred to in the schedule set out below subject to any conditions imposed therein and in
accordance with the plans submitted, save in so far as may otherwise be required by the said conditions.
In accordance with the statutory provisions your attention is drawn to the statement of Applicant’s Rights and
General Information attached.
Application Number: 17/05807/EIAFUL
06.12.2018

Date of Application: 27.11.2017

Date of Decision:

Proposed Development At: Land Bounded By Wandsworth Road, Parry Street, Bondway And Vauxhall
Bus Station London SW8
For: Removal of existing structures and the construction of a mixed-use development comprising two towers
of 53 storeys (185m) and 42 storeys (151m), with a connecting podium of 10-storeys (49m), containing office
(B1), hotel (C1), residential (C3) and flexible ground floor retail and non-residential institution
(A1/A2/A3/A4/D1) uses plus plant, servicing, parking and other ancillary space; the provision of hard and soft
landscaping; the creation of a new vehicular access point on Wandsworth Road and a vehicular layby on
Parry Street and other works incidental to the development.
This application is a DEPARTURE APPLICATION: The proposed development is a departure from site
allocation "Site 13 - Plot bounded by 7- 93 Wandsworth Road, Parry Street and Bondway including the bus
station SW8 (Vauxhall Island Site)" of the Lambeth Local Plan (2015).
This application is accompanied by an Environmental Statement (ES).

Approved Plans
2464_D0_EDW_MP_10_200_001A;2464_D0_EDW_MP_10_100_101;2464_D0_EDW_MP_20_001_101;24
64_D0_EDW_MP_20_002_101;2464_D0_EDW_MP_20_003_101;2464_D0_EDW_MP_20_004_101;2464_
D0_EDW_MP_30_001_101;2464_D0_EDW_MP_30_002_101;2464_DA_020_MP_10_100_101B;2464_DA
_050_BS_10_096_201;2464_DA_050_BS_10_097_201C;
2464_DA_050_BS_10_098_201D;2464_DA_050_BS_10_099_201C;2464_DA_050_PD_10_100_201C;246
4_DA_050_PD_10_101_201B; 2464_DA_050_PD_10_102_201A;2464_DA_050_PD_10_103_201A;
2464_DA_050_PD_10_108_201A;2464_DA_050_PD_10_109_201A;
2464_DA_050_PD_10_110_201;2464_DA_060_GN_10_200_201A;
2464_DA_050_NT_10_111_301A;2464_DA_050_NT_10_112_301A;
2464_DA_050_NT_10_116_301A;2464_DA_050_NT_10_118_301A;
2464_DA_050_NT_10_119_301A;2464_DA_050_NT_10_120_301A;
2464_DA_050_NT_10_121_301A;2464_DA_050_NT_10_122_301A;
2464_DA_050_NT_10_123_301A;2464_DA_050_NT_10_124_301A;
2464_DA_050_NT_10_125_301A;2464_DA_050_NT_10_126_301A;
2464_DA_050_NT_10_127_301A;2464_DA_050_NT_10_128_301A;
2464_DA_050_NT_10_131_301A;2464_DA_050_NT_10_132_301A;
2464_DA_050_NT_10_133_301A;2464_DA_050_NT_10_134_301A;
2464_DA_050_NT_10_135_301A;2464_DA_050_NT_10_139_301A;
2464_DA_050_NT_10_140_301A;2464_DA_050_NT_10_141_301A;
2464_DA_050_ST_10_111_301A;2464_DA_050_ST_10_112_301A;
2464_DA_050_ST_10_113_301A;2464_DA_050_ST_10_114_301A;
2464_DA_050_ST_10_115_301A;2464_DA_050_ST_10_116_301A;
2464_DA_050_ST_10_117_301A;2464_DA_050_ST_10_118_301A;
2464_DA_050_ST_10_125_301A;2464_DA_050_ST_10_126_301A;
2464_DA_050_ST_10_127_301A;2464_DA_050_ST_10_128_301A;
2464_DA_050_ST_10_138_301A;2464_DA_050_ST_10_139_301A;
2464_DA_050_ST_10_140_301A;2464_DA_050_ST_10_141_301A;
2464_DA_050_ST_10_142_301A;2464_DA_050_ST_10_143_301A;
2464_DA_050_ST_10_151_301A2464_DA_050_ST_10_152_301A;
2464_DA_050_ST_10_153_301A2464_DA_070_GN_20_001_101B;
2464_DA_070_GN_20_002_101B;2464_DA_070_GN_20_003_101C;
2464_DA_070_GN_20_004_101C;2464_DA_070_GN_20_001_201B;
2464_DA_070_GN_20_001_202B;2464_DA_070_GN_20_005_401A;
2464_DA_080_NT_30_001_101B;2464_DA_080_ST_30_001_101A;
2464_DA_080_NT_30_001_201B;2464_DA_080_NT_30_001_202B;
2464_DA_080_ST_30_001_201A;2464_DA_080_ST_30_001_202A;
TOWN668(02)3001;TOWN668(02)3101; Covering Letter dated 28 November 2018;Design and Access
Statement November 2017;Planning Statement November 2017;Sustainability Statement November
2017;Energy Statement November 2017;Transport Assessment November 2017;Statement of Community
Involvement November 2017;Environmental Statement November 2017;Revised Wind Microclimate chapter
October 2018;Revised Socio-economics chapter September 2018;Revised Cumulative and Interactive
Effects chapter October2018;Revised Residual Effects and Conclusions chapterOctober 2018;Environmental
Statement Non-technical summary October 2018;Construction Logistics and Environmental Management
PlanNovember 2017;Site Waste Management Plan November 2017;Operational Waste Management
Strategy November 2017;Internal Daylight and Sunlight Assessment November 2017;Daylight and Sunlight
Supplementary Report January 2018;Flood Risk Assessment November 2017;Drainage Strategy November
2017;Balconies and Winter Garden Locations January 2018;Response to TfL Stage 1 Report dated 21
February 2018;Response to Martin Jones on Energy Matters dated 27 February2018; Vauxhall Cross:
Applicant Response to TfL Stage 1- Update Following Meeting 05/03/18 dated 8 March 2018;Planning
Application Ref No 17/05807/EIAFUL -Vauxhall Island Site ('Vauxhall Cross') Response to VauxhallCross Independent Review of the Environmental Statementdated 16 March 2018;Planning Application Ref No
17/05807/EIAFUL- Vauxhall Island Site ('Vauxhall Cross') Response toRequest for 'Further Information'
under Regulation 25of the EIA Regulations including Attachment A dated15 October 2018;

1
The development hereby permitted shall begin before the expiration of three years from the date of
this permission.
Reason: To comply with Section 92 of the Town and Country Planning Act 1990 (As Amended).

2
The development hereby permitted shall be carried out in accordance with the approved plans listed
in this decision notice, other than where those details are altered pursuant to the requirements of the
conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3
The development hereby approved shall not commence, save for demolition and enabling works,
until a Construction and Environmental Management Plan (CEMP) has been submitted to and approved in
writing by the local planning authority. The CEMP shall include details of the following relevant measures:
i. An introduction consisting of construction phase environmental management plan, definitions and
abbreviations and project description and location;
ii. A description of management responsibilities;
iii. A description of the construction programme which identifies activities likely to cause high levels of noise
or dust;
iv. Site working hours and a named person for residents to contact;
v. Detailed Site logistics arrangements;
vi. Details regarding parking, deliveries, and storage;
vii. Details of an air quality and dust management plan;
viii. Details noise mitigation measures to be deployed including identification of sensitive receptors and
ongoing monitoring;
ix. Details of the hours of works and other measures to mitigate the impact of construction on the amenity of
the area and safety of the highway network; and
x. Communication procedures with the LBL and local community regarding key construction issues newsletters, fliers etc.
The construction shall thereafter be carried out in accordance with the details and measures approved in the
CEMP for the related phase, unless the written consent of the Local Planning Authority is received for any
variation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of adjoining
occupiers and of the area generally, and to avoid unnecessary hazard and obstruction to the public highway
(Policies EN4 (Sustainable Design and Construction), EN7 (Sustainable Waste Management) & T8
(Servicing) - Lambeth Local Plan 2015). This is required prior to commencement to ensure that all stages of
demolition and construction are carried out in an acceptable manner.
4
The development hereby approved shall not commence until a Construction Logistics Plan (CLP)
has been submitted to and approved in writing by the local planning authority for each phase. The CLP shall
include details of parking, deliveries and storage and confirm that the developer will join the VNEB
construction working group.
The development shall thereafter be carried out in accordance with the details and measures approved in
the CLP for the related phase, unless the written consent of the Local Planning Authority is received for any
variation.
Reason: To avoid unnecessary hazard and obstruction to the public highway (Policies EN4 (Sustainable
Design and Construction), EN7 (Sustainable Waste Management) & T8 (Servicing) - Lambeth Local Plan
2015). This is required pre-commencement to ensure that the entire development is not carried out in a way
which causes harm to the transport network.
5
Unless otherwise agreed in writing by the local planning authority no development other than
demolition shall commence until the following components of a scheme to deal with the risks associated with
contamination of the site have been submitted to and approved in writing by the local planning authority:
i) A site investigation scheme, based on previous findings to provide information for a detailed assessment of
the risk to all receptors that may be affected, including those off-site;
ii) The site investigation results and the detailed risk assessment resulting from i);
iii) An options appraisal and remediation strategy giving full details of any remediation measures required
and how they are to be undertaken;
The development shall thereafter be implemented in accordance with the details and measures approved.

Reason: To safeguard future users or occupiers of this site and the wider environment from irreversible risks
and to demonstrate that any work has been carried out effectively and the environmental risks have been
satisfactorily managed (policies 5.21 of the London Plan (2015) and EN4 of the Lambeth Local Plan (2015)).
This is required prior to commence so that opportunities for remediation are not prejudiced.
6
Prior to occupation of any part of the development, a verification report demonstrating completion of
the works set out in the approved remediation strategy and the effectiveness of the remediation shall be
submitted to and approved in writing by the local planning authority.
The report shall include results of sampling and monitoring carried out in accordance with the approved
verification plan to demonstrate that the site remediation criteria have been met. It shall also include any plan
(a "long-term monitoring and maintenance plan") for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action, as identified in the verification plan, and for the
reporting of this to the local planning authority.
Reason: To safeguard future users or occupiers of this site and the wider environment from irreversible risks
and to demonstrate that any work has been carried out effectively and the environmental risks have been
satisfactorily managed (policies 5.21 of the London Plan 2015) and EN4 of the Lambeth Local Plan (2015)).
7
If, during development, contamination not previously identified is found to be present at the site then
no further development shall be carried out until the developer has submitted, and obtained written approval
from the Local Planning Authority for, an amendment to the remediation strategy detailing how this
unsuspected contamination will be dealt with.
Reason: To safeguard future users or occupiers of this site and the wider environment from irreversible risks
and to demonstrate that any work has been carried out effectively and the environmental risks have been
satisfactorily managed (policies 5.21 of the London Plan (2015) and EN4 of the Lambeth Local Plan (2015)).
8
Piling or any other foundation designs using penetrative methods shall not be permitted other than
with the express written consent of the Local Planning Authority pursuant to this condition, which may be
given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk
to groundwater. The development shall be carried out in accordance with the approved details.
Reason: In order to minimise the risk of contamination (Policy EN5 of the Lambeth Local Plan 2015).
9
No piling shall take place until a piling method statement (detailing the depth and type of piling to be
undertaken and the methodology by which such piling will be carried out, including measures to prevent and
minimise the potential for damage to subsurface water infrastructure, and the programme for the works) has
been submitted to and approved in writing by the local planning authority in consultation with Thames Water.
Any piling must be undertaken in accordance with the terms of the approved piling method statement.
Reason: In order to protect water infrastructure (Policy 5.13 of the London Plan 2016).
10
No drainage systems for the infiltration of surface water drainage in to the ground are permitted other
than with the express written consent of the Local Planning Authority pursuant to this condition, which may
be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable
risk to controlled waters. The development shall be carried out in accordance with the approval details.
Reason: In order to minimise the risk of contamination (Policy EN5 of the Lambeth Local Plan 2015).
11
The development hereby permitted shall not be commenced until detailed design and method
statements (in consultation with London Underground) for all of the foundations, basement and ground floor
structures, or for any other structures below ground level, including piling (temporary and permanent), have
been submitted to and approved in writing by the local planning authority which:
o
o
o
o

provide details on all structures below ground level
provide details on the use of tall plant/scaffolding
accommodate the location of the existing London Underground
structures

Reason: In order to protect public transport infrastructure. (Policy T4 of the Lambeth Local Plan). This is
required prior to commencement to ensure no damage is caused to public transport infrastructure.

12
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 2015 (as amended) (or any order revoking and re-enacting that order with or without modification) the
B1(a) uses hereby permitted shall not change use to C3 residential without the prior written permission of the
local planning authority.
Reason: To safeguard the employment floorspace provided by the development (Policies ED1 and ED2 of
the Lambeth Local Plan 2015).
13
The flexible commercial units (A1/A2/A3/A4/D1) hereby permitted shall not operate other than
between 0730 and 2300 each day.
Reason: In order to protect the amenities of nearby residents (Policy Q2 of the Lambeth Local Plan).
14
The communal roof terraces hereby approved shall not be used between the hours of 2300 and
0600 the following day, Monday to Sunday.
Reason: In order to protect the amenities of nearby residents (Policy Q2 of the Lambeth Local Plan).
15
Prior to the commencement of the relevant part of the development, full details (including elevational
drawings) of any internal and external plant equipment and trunking, including building services plant,
ventilation and filtration equipment and commercial kitchen exhaust ducting / ventilation, shall be submitted
to and approved in writing by the Local Planning Authority. All flues, ducting and other equipment shall be
installed in accordance with the approved details prior to the use commencing on site and shall thereafter be
maintained in accordance with the manufacturer's instructions.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future
residential occupiers or of the area generally (Policy Q2 (Amenity) - Lambeth Local Plan 2015).
16
(a)
Each use hereby permitted, or the operation of any building services plant, shall not
commence until an assessment of the acoustic impact arising from the operation of all internally and
externally located plant has been submitted to and approved in writing by the local planning authority.
The assessment of the acoustic impact shall be undertaken in accordance with BS 4142: 2014 (or
subsequent superseding equivalent) and current best practice, and shall include a scheme of attenuation
measures to ensure the rating level of noise emitted from the proposed building services plant is 5 dB less
than background.
(b)
Each use hereby permitted, or the operation of any building services plant, shall not commence until
a post-installation noise assessment has been carried out to confirm compliance with the noise criteria. The
scheme shall be implemented in accordance with the approved details and attenuation measures, and they
shall be permanently retained and maintained in working order for the duration of the use and their
operation.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015)).
17
(a)
Prior to the commencement of development, a scheme of noise and vibration attenuation
shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall achieve the
habitable and commercial room standards as detailed in BS8233:2014 with no relaxation for exceptional
circumstances and must include details of post construction validation. The approved noise and vibration
attenuation measures shall thereafter be retained and maintained in working order for the duration of the use
in accordance with the approved details.
(b)
The scheme of noise and vibration attenuation shall ensure that operational noise levels from the
commercial uses and building services plant do not exceed NR25 within potentially adversely affected
residential or other noise sensitive locations during typical operations. These activities are considered to
include the holding functions and the playing of live and amplified music (including the screening of sporting
events and public address systems) within the commercial uses. The scheme must include details of stages
of validation during the construction phase and a post construction scheme of validation and measurement
to demonstrate substantive compliance. Details of the post construction validation shall be submitted to and
approved in writing by the Local Planning Authority.
Reason: To protect the amenities of future occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015))

18
Prior to the commencement of development a scheme of measures to ensure that all residential
units have access to amenity space within the development where noise levels, as far as practicable, do not
exceed 55dB LAEQ(16 hour) shall be submitted to and approved in writing by the Local Planning Authority.
The scheme shall include details of post construction validation. Thereafter the development shall be carried
out in accordance with the approved details and a separate validation report shall be submitted to and
approved in writing by the Local Planning Authority 3 months prior to occupation.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future
occupiers (Policy Q2, Amenity - Lambeth Local Plan 2015).
19
Each non-residential use hereby permitted shall not commence until a customer management plan
for each use has been submitted and approved in writing by the local planning authority. This should include
but not be limited to, hours of operation, management responsibilities during all operating hours, measures
to control noise from live and amplified music (including the screening of sporting events and public-address
systems) and minimising the effects of patrons coming and going from the building will be prevented from
causing nuisance for people in the area. The use hereby permitted shall thereafter be operated in
accordance with the approved details.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015).
20
The use hereby permitted shall not commence until a servicing management plan has been
submitted and approved in writing by the local planning authority. The use hereby permitted shall thereafter
be operated in accordance with the approved details. The submitted details must include the following:
a) frequency of deliveries to the site;
b) frequency of other servicing vehicles such as refuse collections;
c) dimensions of delivery and servicing vehicles;
d) proposed loading and delivery locations; and
e) a strategy to manage vehicles servicing the site.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015) and to limit the effects of the increase in travel movements (Policy T8
(Servicing) - Lambeth Local Plan 2015)
21
The development hereby permitted shall be carried out in accordance with the following mitigation
measure within the approved Flood Risk Assessment (FRA) by BuroHappold Engineering (dated 24
November 2017 with reference 034992, Revision 5):
o
only 'less vulnerable' uses shall be situated at the ground floor level and below
(Sections 3.2.3 and 5);
o
internal staircase access shall be maintained from all floor levels situated below 4.71 metres above
Ordnance Datum (mAOD) (the 2100 maximum likely water level, MLWL) to upper floor levels (Section 3.2.3).
Reason: To reduce the impact of flooding on the development and occupants (Policy EN5 of the Lambeth
Local Plan 2015)
22
No development shall commence on site until a detailed Sustainable Drainage System (SuDS)
Strategy document has been provided for approval by the Local Planning Authority, this should be in
accordance with the proposal set out in the applicant's submission (Vauxhall Cross - Drainage Strategy
034992 (Revision P01)). The SuDS Strategy must include a detailed design, and a timetable for
implementation. The SuDS Strategy must also demonstrate the technical feasibility/viability of the drainage
system through the use of SuDS to manage the flood risk to the site and elsewhere and the measures taken
to manage the water quality for the life time of the development. The approved scheme for the surface water
drainage shall be carried out in accordance with the approved details before the development is first put in to
use/occupied.
Reason: To ensure the development is provided with a satisfactory means of drainage and in the interests of
securing a more sustainable development and to reduce the impact of flooding both to and from the
development and third parties (Policy 5.13 of the London Plan 2016 and Policy EN6 of the Lambeth Local
Plan 2015). This is required pre-commencement to ensure that construction work does not prejudice the
implementation of an appropriate drainage strategy.

23
No development shall be occupied until a SuDS management and maintenance plan for the lifetime
of the development which shall include the arrangements for adoption by any public authority or statutory
undertaker and any other arrangements to secure the operation of the scheme throughout its lifetime, has
been submitted to and approved in writing by the Local Planning Authority. The approved SUDS
maintenance plan shall be implemented in full in accordance with the agreed terms and conditions.
Reason: To ensure there are clear arrangements in place for ongoing maintenance over the lifetime of the
development (Policy 5.13 of the London Plan 2016 and Policy EN6 of the Lambeth Local Plan 2015).
24
Prior to the occupation of the development, a flood evacuation plan shall be submitted to and
approved in writing by the Local Planning Authority. The flood evacuation plan shall be implemented during
the use of the development hereby approved.
Reason: In order to mitigate the impact of a flood event on users of the development (London Plan Policy
5.12 and Lambeth Local Plan Policy 2015 EN5).
25
A)
No development shall take place until the applicant has secured the implementation of a
programme of archaeological evaluation in accordance with a Written Scheme of Investigation which has
been submitted by the applicant and approved by the local planning authority in writing and a report on that
evaluation has been submitted to and approved by the local planning authority in writing.
B)

Under Part A, the applicant (or their heirs and successors in title) shall implement a
programme of archaeological evaluation in accordance with a Written Scheme of Investigation.

C)
No development shall take place until the applicant (or their heirs and successors in
title) has
secured the implementation of a programme of archaeological mitigation in accordance with a Written
Scheme of Investigation which has been submitted by the applicant and approved by the local planning
authority in writing and a report on that evaluation has been submitted to and approved by the local planning
authority in writing.
D)

Under Part C, the applicant (or their heirs and successors in title) shall implement a
programme of archaeological mitigation in accordance with a Written Scheme of Investigation.

E)
The development shall not be used until the on-site archaeological intervention and monitoring work
plus post-site assessment reporting has been completed in accordance with the programme set out in the
Written Scheme of Investigation approved under Parts (A and C), and the provision for analysis, publication
and dissemination of the results and archive deposition has been secured.
Reason: Heritage assets of archaeological interest may survive on the site. The planning authority wishes to
secure the provision of appropriate archaeological investigation, including the publication of results, in
accordance with Section 12 of the NPPF, London Plan 2016 Policy 7.8 and Lambeth Local Plan Policy Q23.
This is required pre-commencement to ensure that construction work does not harm existing archaeological
assets.
26
Prior to above ground construction works, impact studies of the existing water supply infrastructure
shall be submitted to, and approved in writing by, the local planning authority (in consultation with Thames
Water). The studies should determine the magnitude of any new additional capacity required in the system
and a suitable connection point.
Reason: To ensure that the water supply infrastructure has sufficient capacity to cope with the/this additional
demand (Policy 5.15 of the London Plan 2016).
27
Prior to the commencement of above ground construction works, an application for Secured by
Design Gold Certification shall be made for the development hereby approved.
Reason: To ensure that satisfactory attention is given to security and community safety (Policy Q3 of the
Lambeth Local Plan (2015)). This is required pre-commencement to ensure that construction work does not
prejudice the achievement of Secured by Design certification.
28
Prior to final occupation, evidence of the development having achieved Secure by Design Gold
certification shall be submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure that satisfactory attention is given to security and community safety (Policy Q3 of the
Lambeth Local Plan (2015)).
29
Prior to commencement of above ground construction, a structural blast engineer report shall be
submitted to and approved in writing by the Local Planning Authority. The report shall:
1. Evaluate the building envelope for effects related to air blast (including interior and exterior glazing,
exterior wall systems, roof system, car park floors and ceilings) at pre-determined stand-off ranges from a
VBIED and LVBIED.
2. Provide performance specifications for pre-manufactured systems subject to air-blast loading (i.e. precast
panels, windows, etc.) in order that the materials used do not add to any fatalities or casualties in the event
of an incident.
3. Provide specialist advice to the structural engineer and other design team members on incorporating blast
analysis results in to the building' design.
The report shall be prepared by a qualified structural blast engineer and the development shall be carried out
in accordance with the approved details and maintained permanently thereafter.
Reason: In the interest of count-terrorism and community safety (Policy Q3 of the Lambeth Local Plan 2015
and 7.3 of the London Plan 2016).
30
Prior to commencement of above ground construction, a vehicle dynamics assessment shall be
submitted to and approved in writing by the Local Planning Authority. The assessment shall demonstrate
how hostile vehicle management has been designed into the development.
Reason: In the interest of count-terrorism and community safety (Policy Q3 of the Lambeth Local Plan 2015
and 7.3 of the London Plan 2016).
31
Prior to the commencement of the relevant part of the development hereby permitted, a soft and
hard landscaping scheme including tree planting, shall be submitted to and approved in writing by the local
planning authority. The development hereby permitted shall be thereafter carried out in accordance with the
approved details within 6 months of the date of occupation. All tree, shrub and hedge planting included
within the above specification shall accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or
subsequent superseding equivalent) and current Arboricultural best practice. The submitted details are
expected to include the following:
a) The quantity, size, species, position and the proposed time of planting of all trees and shrubs to be
planted
b) Justification for the chosen species;
c) An indication of how they integrate with the proposal in the long term with regard to their mature size and
anticipated routine maintenance and protection.
d) Specification of which shrubs and hedges to be planted that are intended to achieve a significant size and
presence in the landscape.
e) Details of all materials to be used
Reason: In order to introduce high quality soft landscaping in and around the site in the interests of the
ecological value of the site and to ensure a satisfactory landscaping of the site in the interests of visual
amenity (Lambeth Local Plan Policy Q9). This is required pre-commencement to ensure that no construction
takes place which could prejudice the implementation of an acceptable landscaping scheme.
32
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out
in the first planting and seeding season following the occupation of the development hereby permitted. Any
trees, hedgerows or shrubs forming part of the approved landscaping scheme which within a period of five
years from the occupation or substantial completion of the development die, are removed or become
seriously damaged or diseased shall be replaced in the next planting season with others of similar size and
species, unless the Local Planning Authority gives written consent to any variation.
Reasons: In order to introduce high quality soft landscaping in and around the site in the interests of the
ecological value of the site and to ensure a satisfactory landscaping of the site in the interests of visual
amenity (Lambeth Local Plan Policy Q9).
33
Prior to the implementation of the landscaping scheme, a horticultural management plan shall be
submitted to and approved in writing by the Local Planning Authority. The plan shall set out how the planting
will be managed for a minimum of five years to ensure full and successful establishment of plants and trees.
The plans shall identify all areas that will be under communal management and clearly specify that properly

qualified horticulturists will be contracted to manage the site. The planting shall be thereafter managed in
accordance with the approved management plan.
Reason: In order to ensure the long term successful establishment of the planting in the interests of ecology
and visual amenity (Lambeth Local Plan Policy Q9).
34
Prior to the commencement of the relevant part of the development hereby permitted, the following
details of the materials to be used in the external elevations of that part of the development shall be provided
to and approved in writing by the local planning authority. The development hereby permitted shall be
thereafter built in accordance with the approved details. The following details are required:
a) a specification schedule of the materials
b) a sample panel to be provided on site or at another appropriate location
c) a photographic record of the sample panels, taken on site at midday
Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7 and Q8 of
the London Borough of Lambeth Local Plan 2015).
35
Notwithstanding the details shown on the approved drawings, prior to the commencement of the
relevant work, construction drawings (including sections at 1:10 scale of all external elements of the new
structures (including rain water goods, soffits, copings, ledges, reveals and balcony screens where required)
shall be submitted to and approved in writing by the Local Planning Authority. The development shall be
implemented in accordance with the approved details and retained permanently thereafter.
Reason: To ensure that the external appearance of the building is satisfactory (policies Q2, Q7 and Q8 of
the London Borough of Lambeth Local Plan (2015)). This is required pre-commencement to ensure that the
entire development is carried out in accordance with the approved details.
36
Prior to occupation, a lighting scheme must be submitted for the approval of the Local Planning
Authority in accordance with the Institute of Lighting Professional's Guidance notes for the reduction of
obstructive light. The scheme must be designed by a suitably qualified person in accordance with the
recommendations for environmental zone E3 in the ILP document "Guidance Notes for the Reduction of
Obtrusive Light GN01:2011. The development shall be implemented in accordance with the approved details
and retained and properly maintained thereafter.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015).
37
Prior to the commencement of any A3 or A4 use, details and full specifications of fume extraction
equipment installed in all the commercial premises shall be submitted to and approved in writing by the local
planning authority. The development shall be completed in accordance with the approved details and
specification and the use of the commercial premises shall not commence until the approved fume extraction
equipment has been installed and is fully operational. The approved fume extraction equipment shall
thereafter be retained and maintained in accordance with manufacturer's instructions.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan 2016).
38
Prior to commencement of above ground works, a Design stage BREEAM assessment should be
submitted to the Council and approved in writing for each of the non-residential elements of the proposals,
showing how the Hotel and Retail space will achieve a score of Very Good with at least 63%, and the Office
space will achieve Excellent unless it can be demonstrated that these targets are not technically feasible
Reason: In order to improve environmental performance (Lambeth Local Plan 2015 Policy EN4). This is
required pre-commencement to ensure that development is not carried out in a way which prejudices the
achievement of the required BREEAM standards.
39
No later than six months after occupation of the building, a Post-Construction Stage assessment
should be submitted to the Council and approved in writing for each of the non-residential elements of the
proposals, showing how the Hotel and Retail space will achieve a score of Very Good with at least 63%, and
the Office space will achieve Excellent unless it can be demonstrated that these targets are not technically
feasible.

Reason: In order to improve environmental performance (Lambeth Local Plan 2015 Policy EN4).
40
Prior to first occupation of the development evidence (schedule of fittings and manufacturer's
literature) shall be submitted to the Local Planning Authority and approved in writing to show that the
development has been constructed so that internal water consumption will not exceed 105 L/person/day in
line with The Water Efficiency Calculator for new dwellings from the Ministry of Housing, Communities and
Local Government.
Reason: In order to encourage sustainable use of water. (London Plan 2016 Policy 5.15 and Lambeth Local
Plan 2015 Policy EN4)
41
Prior to commencement of above ground works, the Site Waste Management Plan should be
submitted to and approved in writing by the Local Authority demonstrating fully how construction waste will
be minimised and recycling of materials will be prioritised with construction waste not exceeding 13.3 cubic
metres of waste per 100 square metre.
Reason: In order to minimise waste and disposal to landfill in the interest of sustainable development (Policy
EN7 Lambeth Local Plan Lambeth Local Plan 2015). These details are required prior to commencement as
they have implications for the demolition and construction phases of the development.
42
Prior to the installation of the green roof, a detailed specification of the green roof shall be submitted
to and approved in writing by the local planning authority. The specification shall include details of the
quantity, size, species, position and the proposed time of planting of all elements of the green roof, together
with details of their anticipated routine maintenance and protection. The green roof shall only be installed
and thereafter maintained in accordance with the approved details.
Reason: In order to promote biodiversity and rainwater attenuation on the site. (Policy 5.11 of the London
Plan (2016) and Policy EN4 of the Lambeth Local Plan (2015)).
43
The development shall be carried out in accordance with the approved construction and services
details in order to achieve a reduction in carbon emissions of at least 35% over that required by Part L of the
Building Regulations 2013.
Reason: In order to secure reductions in carbon emissions. (London Plan 2016 Policy 5.2).
44
The development shall be carried out in accordance with the approved construction and services
details in orderto achieve a reduction in carbon emissions of at least 23.9% over that required by Part L of
the Building Regulations 2013.
Reason: In order to secure reductions in carbon emissions. (London Plan 2016 Policy 5.2).
45
The development hereby permitted shall be carried out in full accordance with the mitigation
measures identified under Sections 10.4 and 10.5 of Chapter 10 of the approved Environmental Statement
prepared by BuroHappold dated November 2017.
Reason: In order to mitigate the impact on ecology (Policy En1 of the Lambeth Local Plan 2015).
46
Prior to above ground construction, a scheme of mitigation of the impact of the development hereby
permitted on local wind microclimate shall be submitted to and approved in writing by the local planning
authority. The scheme shall incorporate the recommended mitigation measures set out in the Pedestrian
Level Wind Microclimate Assessment reference RWDI #1603302 PLW REV-B dated 21st November 2017.
The scheme of mitigation shall be implemented in accordance with the approved details and mitigation
measures, and they shall be fully installed prior to occupation and permanently retained and maintained for
the duration of the use and their operation.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan (2015)).
47
No development shall commence until an Air Quality and Dust Management Plan (AQDMP) is
submitted to and approved and approved in writing by the Local Planning Authority. The AQDMP must follow
the guidance for High Risk sites mitigation measures set out in Appendix 7 of the Control of Dust and
Emissions during Construction and Demolition SPG 2014 and both 'highly recommended' and 'desirable'

measures shall be included unless otherwise agreed in writing with the Local Planning Authority. The
AQDMP can form part of the Construction Environmental Management Plan (CEMP).The AQDMP shall
include the following for each relevant phase of work (demolition, earthworks, construction and trackout):
a) A summary of work to be carried out;
b) Proposed haul routes, location of site equipment including supply of water for damping down, source of
water, drainage and enclosed areas to prevent contaminated water leaving the site;
c) Inventory and timetable of all dust and NOx air pollutant generating activities;
d) List of all dust and emission control methods to be employed and how they relate to the Air Quality (Dust)
Risk Assessment;
e) Details of any fuel stored on-site;
f) Details of a trained and responsible person on-site for air quality (with knowledge of pollution monitoring
and control methods, and vehicle emissions);
g) Summary of monitoring protocols and agreed procedure of notification to the local authority; and
h) a requirement to maintain a log book for action taken in response to incidents or dust-causing episodes
and the mitigation measure taken to remedy any harm caused, and measures employed to prevent a similar
incident reoccurring.
No demolition or development shall commence until all necessary pre-commencement measures described
in the AQDMP have been put in place and set out on site. The demolition and development shall thereafter
be carried out and monitored in accordance with the details and measures approved in the AQDMP.
Reason: In order to mitigate the impact on air quality Development must not commence before this condition
is discharged to manage and mitigate the impact of the development on the air quality and dust emissions in
the area and London as a whole, and to avoid irreversible and unacceptable damage to the environment
(London Plan policies 5.3 and 7.14, and the London Plan SPGs for Sustainable Design and Construction
and Control of Dust and Emissions during Construction and Demolition). This is required prior to
commencement as there is a risk to air quality from implementation.
48
Prior to installation, full details of the proposed Combined Heat and Power (CHP) plant and gas
boiler system shall be submitted to and approved in writing by the Local Planning Authority. The CHP and
gas boiler system must meet the emission standards set out in the GLA's Sustainable Design and
Construction Supplementary Planning Guidance 2014 (or its later versions). The details should be submitted
using the Combined Heat and Power System information request form. The development shall be
implemented in accordance with the approved details and maintained permanently thereafter.

Reason: To ensure that air quality is not adversely affected by the development in line with London Plan
policy 7.14 and the Mayor's SPG: Sustainable Design and Construction SPG 2014.
49
No non-road mobile machinery (NRMM) shall be used on the site unless it is compliant with the
NRMM Low Emission Zone requirements (or any superseding requirements) and until it has been registered
for use on the site on the NRMM register (or any superseding register).
Reason: To ensure that air quality is not adversely affected by the development in line with London Plan
policy 7.14 and the Mayor's SPG: The Control of Dust and Emissions during Construction and Demolition.
50
Prior to commencement of above ground works, details of the proposed bus shelters for Vauxhall
Bus Station shall be submitted to and approved in writing by the Local Planning Authority. The bus shelters
shall be completed prior to first occupation of the development.
Reason: In order to secure the appropriate design of the bus shelters (Policy Q6, Q7, Q8 and T4 of the
Lambeth Local Plan 2015).
51
Prior to occupation of the development, full details of a car parking management strategy for the
management of parking within the development, including the provision of an additional Blue Badge Space,
shall be submitted to and approved by the Local Planning Authority. Operation of the carpark shall thereafter
be carried out solely in accordance with the approved details.
Reason: In order that the Local Planning Authority and Transport for London may be satisfied as to the
effects of the scheme on the adjacent road network so as to avoid hazard or obstruction to the public
highway (Policy T7 of the Lambeth Local Plan 2015.)

52
Prior to occupation of the development, full details of a cycle parking management strategy for the
management of parking within the development, including the provision of additional cycle spaces within
the development, shall be submitted to and approved by the Local Planning Authority. Operation of the cycle
parking shall thereafter be carried out solely in accordance with the approved details.
Reason: In order that the Local Planning Authority and Transport for London may be satisfied as to the
effects of the scheme on the adjacent road network so as to avoid hazard or obstruction to the public
highway (Policy T7 of the Lambeth Local Plan 2015.)
53
20 per cent of all residential parking spaces shall be fitted with active electric vehicle charging points
and 20 per cent shall be fitted with passive electric vehicle charging points.
Reason: In order to encourage the uptake of electric vehicles to reduce local emissions (London Plan 2016
Policy 6.13).
54
Prior to the commencement of above ground construction, details of the refuse storage areas shall
be submitted to and approved in writing by the Local Planning Authority. The development shall be
implemented in accordance with the approved details and retained permanently thereafter.
Reason: To ensure suitable provision for the users of the development, to encourage the sustainable
management of waste and to safeguard the visual amenities of the area (Policy Q12 of the Lambeth Local
Plan (2015)). This is required pre-commencement to ensure that development is not carried out in a way
which prejudices the provision of acceptable refuse stores.
55
The development hereby permitted shall be operated in accordance with the approved Operational
Waste Management Strategy prepared by Buro Happold dated November 2017
Reason: To ensure suitable provision for the occupiers of the development, to encourage the sustainable
management of waste and to safeguard the visual amenities of the area (Lambeth Local Plan 2015 Policy
Q12).
56
Prior to the occupation of the development, an Estate Management Plan shall be submitted to and
approved in writing by the Local Planning Authority. The development hereby permitted shall thereafter be
managed and maintained in accordance with the Management Plan. The submitted details will include
details of how the development will be managed including security, cleaning and maintenance regimes and
the co-ordination of refuse, deliveries, removal and access for trades people.
Reason: To ensure that the development is maintained properly in the interest of safety and residential
amenity (Lambeth Local Plan 2015 Policies Q2 and Q3).
57
At least 90 per cent of the residential flats hereby permitted shall be designed so that they meet
building regulation M4 (2) - 'accessible and adaptable dwellings' and at least 10 per cent of the residential
flats hereby permitted shall be designed so that they meet building regulation M4 (3) 'Wheelchair user
dwellings'.
Reason: To secure appropriate access to housing for disabled people, in accordance with Policy 3.5 of the
London Plan (2016).
58

All communal spaces and entrances to buildings shall be fully wheelchair accessible.

Reason: To ensure the development is accessible to all users. (London Plan 2016 Policy 7.2 and Lambeth
Local Plan 2015 Policy Q1).

Notes to Applicants:
In dealing with this application the Council has implemented the requirement in the National Planning Policy
Framework (2012) to work with the applicant in a positive and proactive manner. The council has made
available on its website the policies and guidance provided by Lambeth Local Plan (2015) and its
supplementary planning documents. We also offer a full pre-application advice service in order to ensure that
the applicant has every opportunity to submit an application that’s likely to be considered acceptable.

1.
This decision letter does not convey an approval or consent which may be required under any
enactment, by-law, order or regulation, other than Section 57 of the Town and Country Planning Act 1990.
2.
Your attention is drawn to the requirements of the Building Regulations, and related legislation which
must be complied with to the satisfaction of the Council's Building Control Officer.
3.
Your attention is drawn to the provisions of The Party Wall Act 1996 in relation to the rights of
adjoining owners regarding party walls etc. These rights are a matter for civil enforcement and you may wish
to consult a surveyor or architect.
4.
Your attention is drawn to the need to comply with the requirements of the Control of Pollution Act
1974 concerning construction site noise and in this respect you are advised to contact the Council's
Environmental Health Division.
5.
You are advised of the necessity to consult the Principal Highways Engineer of the Highways team
in order to obtain necessary prior approval for undertaking any works within the Public Highway including
Scaffold, Temporary/Permanent Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer
Connections and Repairs on the Highways, Hoarding, Excavations, Temporary Full/Part Road Closures,
Craneage Licenses etc. Please to go to http://www.lambeth.gov.uk/business-services-rates-andlicensing/licence-applications/highways-licences-guide.
6.
Informative: For information on the NRMM Low Emission Zone requirements please visit
'http://nrmm.london/nrmm''
7.

Owners, operators and occupants should register with Flood Warnings Direct.

8.
Thames Water recommends the installation of a properly maintained fat trap on all catering
establishments. We further recommend, in line with best practice for the disposal of Fats, Oils and Grease,
the collection of waste oil by a contractor, particularly to recycle for the production of bio diesel. Failure to
implement these recommendations may result in this and other properties suffering blocked drains, sewage
flooding and pollution to local watercourses.
9.
With regard to surface water drainage it is the responsibility of a developer to make proper provision
for drainage to ground, water courses or a suitable sewer. In respect of surface water it is recommended that
the applicant should ensure that storm flows are attenuated or regulated into the receiving public network
through on or off site storage. When it is proposed to connect to a combined public sewer, the site drainage
should be separate and combined at the final manhole nearest the boundary.
10.
Connections are not permitted for the removal of groundwater. Where the developer proposes to
discharge to a public sewer, prior approval from Thames Water Developer Services will be required. The
contact number is 0800 009 3921.The proposed development is located within 15m of Thames Waters
underground assets, as such the development could cause the assets to fail if appropriate measures are not
taken. Please read Thames Water's guide 'working near our assets' to ensure your workings are in line with
the necessary processes you need to follow if you are considering working above or near Thames Water
pipes or other structures. https://developers.thameswater.co.uk/Developing-a-large-site/Planning-yourdevelopment/Working-near-or-diverting-our-pipes. Should you require further information please contact
Thames Water. Email: developer.services@thameswater.co.uk
11.
There is a Thames Water main crossing the development site which may/will need to be diverted at
the Developer's cost, or necessitate amendments to the proposed development design so that the
aforementioned main can be retained. Unrestricted access must be available at all times for maintenance
and repair. Please contact Thames Water Developer Services, Contact Centre on Telephone No: 0800 009
3921 for further information.Thames Water would recommend that petrol / oil interceptors be fitted in all car
parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors could result in
oil-polluted discharges entering local watercourses.
12.
There are large water mains adjacent to the proposed development. Thames Water will not allow
any building within 5 metres of them and will require 24 hours access for maintenance purposes. Please
contact Thames Water Developer Services, Contact Centre on Telephone No: 0800 009 3921 for further
information.

13.
No surface water should be discharged into the combined sewer network. Surface water runoff
should be discharged into the new surface water sewer which is proposed along Wandsworth Road (please
note that the exact route of any surface water sewer to be constructed may be subject to change). Thames
Water's preference for foul water flows are to split between the 230mm diameter combined sewer on Parry
street and 300mm diameter combined sewer in Bondway.
14.
Written schemes of investigation will need to be prepared and implemented by a suitably qualified
professionally accredited archaeological practice in accordance with Historic England's Guidelines for
Archaeological Projects in Greater London. This condition is exempt from deemed discharge under schedule
6 of The Town and Country Planning (Development Management Procedure) (England) Order 2015.

Yours sincerely

Rob Bristow

Assistant Director Planning, Transport & Development
Growth, Planning and Employment Directorate

Date printed: 6th December 2018

INFORMATION FOR APPLICANTS GRANTED PLANNING PERMISSION SUBJECT TO CONDITIONS,
OR WHERE PERMISSION HAS BEEN REFUSED.
General Information
This permission is subject to due compliance with any local Acts, regulations, building by-laws and general
statutory provisions in force in the area and nothing herein shall be regarded as dispensing with such
compliance or be deemed to be a consent by the Council thereunder.
Your attention is drawn to the provisions of the Building Regulations 1985 and related legislation which must
be complied with to the satisfaction of the Council’s Building Control Officer, Phoenix House, 10 Wandsworth
Road, SW8.
The Council’s permission does not modify or affect any personal or restrictive covenants, easements, etc.,
applying to or affecting the land or the rights of any person entitled to the benefits thereof.
STATEMENT OF APPLICANT’S RIGHTS ARISING FROM THE REFUSAL OF PLANNING PERMISSION
OR FROM THE GRANT OF PERMISSION SUBJECT TO CONDITIONS.
Appeals to the Secretary of State
If the applicant is aggrieved by the decision of the local planning authority to refuse permission or approval
for the proposed development or to grant permission or approval subject to conditions, he may appeal to the
Secretary of State in accordance with Section 78 of the Town and Country Planning Act 1990 within six
months from the date of this notice. Appeals must be made on a form which is obtainable from The Planning
Inspectorate, Room 3/13 Temple Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN. Alternatively
an Appeal form can be downloaded from their website at www.gov.uk/government/organisations/planninginspectorate. The Secretary of State has power to allow longer period for the giving of a notice of appeal but
he will not normally be prepared to exercise this power unless there are special circumstances which excuse
the delay in giving notice of appeal. The Secretary of State is not required to entertain an appeal if it appears
to him that permission for the proposed development could not have been granted by the local planning
authority, or could not have been so granted otherwise than subject to the conditions imposed by them,
having regard to the statutory requirements, to the provisions of the development order, and to any directions
given under the order.
Purchase Notice
If permission to develop land is refused or granted subject to conditions, whether by the local planning
authority or by the Secretary of State for the Environment, and the owner of the land claims that the land has
become incapable of reasonably beneficial use in its existing state and cannot be rendered capable of
reasonable beneficial use by the carrying out of any development which has been or would be permitted, he
may serve on the London Borough of Lambeth a purchase notice requiring that Council to purchase his
interest in the land in accordance with the provisions of Section 137 of the Town and Country Planning Act
1990.
Compensation
In certain circumstances, a claim may be made against the local planning authority for compensation, where
permission is refused or granted subject to conditions by the Secretary of State for the Environment on
appeal or on a reference of the application to him. The circumstances in which such compensation is
payable are set out in Section 120 and related provision of the Town and Country Planning Act 1990.

Appendix 2: List of consultees (statutory and Other Consultees)
Vauxhall Opportunity Area
Highways Agency
City of London
L.F.C.D Authority
Victorian Society
London Heliport

Friends Of Kennington Park
Oval & Kennington Residents Association
Kennington Oval & Vauxhall Forum
Friends Of The Oval
Heart Of Kennington Residents' Association
Friends Of Lambeth High Street Rec
Friends of Vauxhall Spring Gardens
Friends Of Kennington Park
The Vauxhall Society
Vauxhall Neighbourhood Housing Forum
Kennington Association Planning Forum
Regents Bridge Gardens Ltd
Ashmole Estate Tenants Association
Ashmole Tenants Assoc
Bonnington Square Residents
Fentiman Road & Richbourne Terrace Residents Association
Harleyford Court Tenants Association
Hanover Gardens Association
Hanover Gardens Residents Association
Helen Hayes Member Of Parliament
Harleyford Road Action Group
Oval Mansions
Vauxhall Gardens Estate Resident And Tenant Association
Vauxhall One Business Improvement Districts
The Vauxhall Society
St George Wharf Residents Association
Vauxhall Church Leaders

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to SPGs, SPD
and other relevant guidance
National Planning Policy Framework
National Planning Practice Guidance
The London Plan (2016) (‘LP’)
1.1

Delivering the strategic vision and objectives for London

2.9

Inner London

2.10

Central Activities Zone – Strategic Priorities

2.11

Central Activities Zone – Strategic Functions

2.13

Opportunity Areas and Intensification Areas

2.15

Town Centres

3.2

Improving Health and Addressing Health Inequalities

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

3.8

Housing Choice

3.9

Mixed and Balanced Communities

3.11

Affordable Housing Targets

3.12

Negotiating Affordable Housing ON Individual Private Residential and Mixed Use Schemes

4.1

Developing London’s Economy

4.2

Offices

4.3

Mixed Use Development and Offices

4.5

London’s Visitor Infrastructure

4.7

Retail and Town Centre Development

4.8

Supporting a Successful and Diverse Retail Sector and Related Facilities and Services

4.12

Improving Opportunities for All

5.2

Minimising Carbon Emissions

5.3

Sustainable Design and Construction

5.5

Decentralised Energy Networks

5.6

Decentralised Energy in Development Proposals

5.7

Renewable Energy

5.9

Overheating and Cooling

5.10

Urban Greening

5.11

Green Roods 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

5.17

Waste Capacity

5.18

Construction, Excavation and Demolition Waste

5.21

Contaminated Land

6.3

Assessing Effects of Development on Transport Capacity

6.9

Cycling

6.10

Walking

6.13

Parking

7.1

Lifetime Neighbourhoods

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

7.12

Implementing the London View Management Framework

7.13

Safety, Security and Resilience To Emergency

7.14

Improving Air Quality

7.15 Reducing and Managing Noise, Improving And Enhancing The Acoustic Environment And Promoting
Appropriate Soundscapes
7.19 Biodiversity and Access to Nature
7.21 Trees and Woodlands
8.2 Planning Obligations
8.3 Community Infrastructure Levy

Lambeth Local Plan (2015) (‘LLP’)
D1

Delivery and monitoring

D2

Presumption in favour of sustainable development

D4

Planning obligations

H1

Maximising housing growth

H2

Delivering Affordable housing

H3

Safeguarding existing housing

H4

Housing mix in new developments

H5

Housing standards

ED2

Business, industrial and storage uses outside KIBAs

ED3

Large offices (greater than 1,000 sqm)

ED6

Town Centres

ED7

Evening economy and food and drinks uses

ED8

Public houses

ED12

Hotels and other visitor accommodation

ED14

Employment and training

T1

Sustainable Travel

T2

Walking

T3

Cycling

T4

Public Transport Infrastructure

T6

Assessing impacts of development on transport capacity and infrastructure

T7

Parking

T8

Servicing

EN1

Open Space and biodiversity

EN3

Decentralised energy

EN4

Sustainable design and construction

EN5

Flood risk

EN6

Sustainable drainage systems and water management

EN7

Sustainable waste management

Q1

Inclusive environments

Q2

Amenity

Q3

Community safety

Q4

Public art

Q5

Local distinctiveness

Q6

Urban design: public realm

Q7

Urban design: new development

Q8

Design quality: construction detailing

Q9

Landscaping

Q10

Trees

Q12

Refuse/recycling storage

Q13

Cycle storage

Q16

Shop fronts

Q19

Westminster World Heritage Site

Q20

Statutory listed buildings

Q22

Conservation Areas

Q23

Undesignated heritage assets: local heritage list

Q25

Views

Q26

Tall and large buildings

PN2

Vauxhall

Other Guidance
London Plan Guidance (SPG)
Accessible London: Achieving an Inclusive Environment (October 2014)
All London Green Grid (March 2012)
Central Activities Zone (March 2016)
Character and Context (June 2014)
Culture and Night Time Economy (November 2017)

Housing (March 2016)
London View Management Framework (March 2012)
London’s World Heritage Sites (March 2012)
Planning for Equality and Diversity (October 2007)
Play and Informal Recreation (September 2012)
Sustainable Design and Construction (April 2014)
The control of dust and emissions during construction and demolition (July 2014)
Town Centres (July 2014)
Vauxhall Nine Elms Battersea Opportunity Area Planning Framework (OAPF) (2012)
Transport Strategy (March 2018)

Lambeth Guidance
Vauxhall SPD (2013)
Vauxhall Conservation Area Statement (2016)
Refuse & Recycling Storage Design Guide
Waste Storage and Collection Requirements - Technical Specification
Air Quality Planning Guidance Notes
Employment and Skills SPD (2018)

Appendix 4: Other relevant Plans and Photos

