ADDRESS: Oval House, Kennington Oval, London, SE11 5SW
Application Number: 18/04183/FUL Case Officer: Sinéad Winship
& 18/04184/LB
Ward: Oval
Date Received: 28 September 2018
Proposal: Application for Full Planning Permission and Listed Building Consent for
the demolition of the existing Oval House Theatre and the construction of a part five
part six storey hotel building (Use Class C1), comprising 95 bedrooms, ancillary bar
and restaurant and associated landscaping, servicing, on-site parking and new
boundary treatment; and refurbishment of the Grade II listed White House building
consisting of the replacement of a modern single storey rear extension, the removal
of modern internal partitions, change of use of lower floors of the White House from
ancillary theatre office (sui generis) to office (Use Class B1a) and the change of use
of the second floor from office (Use Class B1a) to temporary residential
accommodation (Sui Generis). (Planning and Listed Building Consent applications
18/04183/FUL and 18/04184/LB).
Applicant:
Agent:
Surrey County Cricket Club (SCCC)
Rolfe Judd Planning
Old Church Court
Claylands Road
The Oval
London
SW8 1NZ

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.
2. Resolve to grant conditional Listed Building Consent
3. 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).
4. 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.
5. In the event that the Section 106 Agreement is not completed within six
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:
Environment Agency Flood Zone
HSE Consultation Zone
Tree Preservation Order
Heritage Assets
Local Views
Protected Vistas
Air Quality Focus Areas
Transport for London Road Network
(TLRN)

Flood Risk Zone 3
Oval Gasholders
Tree Preservation Order 73 – Kennington
Oval
Grade II listed building – The White House
Adjoining conservation area – St Marks CA
LV19 – Brixton Panoramic
LV22 – Norwood Park
King Henry’s Mound to St Paul’s Cathedral
Kennington Oval and Camberwell New
Road
Kennington Oval

LAND USE DETAILS
Site area (ha):

0.2

NON-RESIDENTIAL DETAILS

Existing
Proposed

Use Class

Use Description

Sui generis
B1(a)
C1
B1(a)
Sui Generis

Theatre
Office
Hotel
Office
Short term
accommodation

Floorspace (m2)
(Gross Internal Area)
1,449
268
2,946
469
135

NON-CONVENTIONAL RESIDENTIAL & VISITOR ACCOMMODATION

Existing

Proposed

Hotel Bedrooms
Serviced
Apartments/Aparthotel units
Hotel Bedrooms
Serviced
Apartments/Aparthotel units

Bedrooms/Units
0
0

Floorspace (m2)
0
0

95
4 bedrooms
within 1 unit

2,946
136

(within White
House for
academy cricket
players linked to
SCCC)
ACCESSIBILITY

Wheelchair
accessible
Total

Number of
hotel rooms
10
95

PARKING DETAILS

Existing
Proposed

Car Parking Spaces
(General)

Car Parking Spaces
(Disabled)

Commerc
ial
6

Commerc
ial

Visitor

3

% of
EVCP

Bike
Spaces

Motorcycle
Spaces

0
26 (13
Sheffield
stands)

0

Visitor

EXECUTIVE SUMMARY
Surrey County Cricket Club (SCCC) submitted a planning application in September 2018 for
the demolition of the Oval House Theatre on Kennington Oval and the erection of a part five,
part six storey hotel with 95 bedrooms. The White House building, which is currently used
as ancillary office space for the theatre and as B1(a) office floorspace for creative industries,
is proposed to provide short term accommodation for SCCC academy cricket players and
office floorspace for the cricket club. The proposed development is considered to be in full
accordance with the relevant policies subject to conditions and obligations to be secured by
way of a s106 agreement.
The Oval House Theatre is proposed to be re-provided as part of the Somerleyton Road
masterplan and there would therefore be no loss of a community facility within the Borough.
A Grampian condition is recommended that would secure evidence to demonstrate, to the
satisfaction of the Local Planning Authority, that the replacement theatre will be delivered.
Should it be necessary for the theatre to be relocated temporarily to an interim facility, the
condition will require that evidence be provided of this to demonstrate that the
accommodation is suitable.
The applicant benefits from an extant consent (ref. 10/01969/OUT) which included, amongst
other uses, a hotel on the Oval Cricket Ground located to the north/north-west of the
application site. The consent remains extant as the approved scheme was partially
implemented with the hotel having not been built out. The hotel granted in 2010 exceeded
the size of that now proposed by 95 bedrooms. As the principle of a hotel on the application
site would not be supported in land use terms by the London Plan or Local Plan, an
obligation is recommended to prevent the further implementation of the 2010 consent
thereby prohibiting the construction of the larger hotel.
The site is located in the north of the borough, to the immediate south of the Oval Cricket
Ground. The site is adjoined to the south by the rear boundaries of residential properties
fronting Hanover Gardens which are Grade II listed, and to the east by Rothesay Court, a
purpose built block of flat. The White House is Grade II listed and the site is adjacent to, but
not within, the St Marks Conservation Area to the south. The proposed development is not
considered to result in any harm to any of the aforementioned heritage assets.
The application has demonstrated that the proposed development would not be unduly
harmful to the residential amenity of neighbouring occupiers. Furthermore, the development
would not result in harm to the safe operation of the highway subject to conditions and s106
obligations. Hotel guests and employees of both the hotel and offices would benefit from
excellent access to public transport and it is anticipated that the majority of journeys would
be undertaken on public transport. Disabled guests and employees would have access to
one of the three on site disabled bays proposed. Storage for 23 bicycles is proposed and a
cycle docking station is located to the north of the site.

With regard to sustainability, the hotel is anticipated to achieve BREEAM excellent and
exceed policy requirements for carbon emission reductions.
Public consultation was undertaken following the submission of the application. Twenty one
representations were received during the consultation period. Four letters of support and
seventeen letters of objection were received in response to the formal planning consultation.
The points raised are addressed in this report.
Due to the nature of the proposed uses, there is no Lambeth CIL liability associated with
this development. The development would, however, be liable for Mayoral CIL.
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.

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications
Committee in accordance with (1) (ii) of the Committee’s terms of reference as it
relates to a major application for the provision of a building where the floor space to
be created including changes of use, by the development is 1,000 square metres or
more.

1

THE APPLICATION SITE

1.1

The application site comprises of the two storey Oval House theatre and the adjacent
three storey Grade II listed building known as The White House. The site is located on
the southern side of Kennington Oval, close to where the road becomes Harleyford
Street and directly opposite the Oval cricket ground. The site is approximately 0.2ha
in area.

1.2

The theatre is located to the eastern part of the site and is a part one, part two storey
brick building with a surface car park and delivery area to the west. Vehicular access
is from Kennington Oval. The use of the existing theatre is ongoing. It is intended that
the theatre shall relocate to a new facility on Somerleyton Road, Brixton which was
approved by application ref 15/05282/RG3. The existing building contains a number of
rehearsal spaces and studios in addition to two theatres for public performances.
Additionally, the building provides an ancillary café/bar and office space.

1.3

The White House is to the west of the site, separated from the theatre by the
aforementioned car park and was listed in March 1981. The building is three storeys
in height with a basement below. The building is used partly by the theatre as office
floorspace ancillary to the main building but small spaces are also rented out to small
creative industry businesses.

1.4

There are three mature trees to the front of The White House which are subject to a
Tree Protection Order (TPO).

2

THE SURROUNDING AREA

2.1

To the rear (south); the site adjoins the rear gardens of the Grade II listed 2 and 3
storey residential properties fronting Hanover Gardens. To the south-east, the site
adjoins a four storey block of flats known as Rothesay Court and to the west the site
is adjoined by the St Marks Vicarage. Other development to the north of the site is
characterised by residential flatted blocks, including the 5 storey Lockwood House.

2.2

The site has a Public Transport Accessibility Level (PTAL) rating of 6b which is
‘excellent’. Kennington Oval forms part of the Transport for London Road Network
(TLRN) and provides pedestrian and vehicular access to the site. The designated Oval

Local Centre (including the Oval underground station and a shopping parade along
Clapham Road) parade is approximately 100m from the site.
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SITE PHOTOGRAPHS

Figure 1 View of the site from outside Oval Cricket Ground

Figure 2 View of the White House from Kennington Oval

Figure 3 View of the west elevation of the theatre from within the car park

Figure 4 Aerial view of the rear of the site looking north

Figure 5 View of the front elevation of the site looking south
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PROPOSAL

5

Summary of the Proposal

5.1

It is proposed to demolish the existing theatre building and erect a part 5, part 6 storey
hotel with 95 bedrooms. The hotel would have an ancillary bar/restaurant to the ground
floor. The car park would be partially retained to provide disabled parking and
servicing.

5.2

The White House building would be retained and refurbished to provide B1(a) office
floorspace to the ground and first floor. To the second floor, it is proposed to provide
sui generis short term accommodation for academy players associated with Surrey
County Cricket Club (SCCC).

5.3

The existing theatre is proposed to be relocated to a new facility at Somerleyton Road
in Brixton. The replacement theatre has been granted consent (ref. 15/05282/RG3). It
is recommended that an obligation is included within the legal agreement of this
consent to ensure that the existing theatre is not demolished until sufficient evidence
has been provided to demonstrate that construction of the replacement theatre will
commence.

6

Detail of the Proposal
Proposed hotel

6.1

The proposed hotel (use class C1) would be five storeys in height with a sixth storey
set back and a lower ground floor plant room. The building would follow the curvature
of Kennington Oval where it meets Harleyford Road as shown in figure 6 below.

Figure 6 Proposed ground floor plan - hotel
6.2

The building would have a maximum depth of approx. 14m and extend for a width of
approx. 42.5m.The sixth storey would be set back 1.75m from the Kennington Oval
elevation and 7.1m from the rear elevation for a depth of 12.5m. The sixth storey would
extend the full width and depth of the remainder of the building. The proposed building
would have a maximum height of 18.8m when measured from the adjacent ground
level, which is uniform across the site.

Figure 7 Proposed view of the hotel from Harleyford Street
6.3

The front elevation of the proposed building would be set back between approx. 4.5m
– 8m from the pavement to broadly follow the building lines of the adjacent buildings The White House and Rothesay Court. The building would be set behind a low brick
wall with railings above and soft landscaping behind.

6.4

The hotel would provide 95 bedrooms of which ten would be accessible. An ancillary
bar and café/restaurant with associated kitchen facilities is proposed to the ground
floor with an area of approx. 220sqm. Four bedrooms and hotel facilities including a
staff room, office and linen room would also be to the ground floor. The first – fourth
floors would each accommodate 20 bedrooms and a linen room. The fifth floor would
have 11 bedrooms, of which four would benefit from private terraces to the front of the
building.

6.5

The hotel is set back between 4m and 16m from the rear boundary which creates a
soft landscaped area that would be accessible for maintenance purposes only. Staff
cycle storage would also be provided in this area.

6.6

The building would be constructed in London stock brick which would match the
existing theatre and adjacent Rothesay Court. The set back sixth storey would be
finished in metallic bronze coloured aluminium and the window framing would be of a
colour to match. Portland reconstituted stone is proposed to the corner bay, concourse
entrance and lower bay levels and Cornish grey granite is to be used for skirting the
building at ground floor level.

The White House
6.7

The Grade II listed White House to the west of the site is proposed to be retained and
refurbished. Internally, modern partition walls would be removed which would allow for
the principal rooms to be reinstated.

Figure 8 Proposed ground floor plan – The White House
6.8

The White House currently benefits from a single storey side extension to the south
east of the building which accommodates plant equipment. This is proposed to be
replaced with another single storey extension to the same elevation which would
accommodate office floorspace. The existing extension measures 4m wide and has a
depth of 4.65m. The replacement extension would have a maximum width of 6.15m,
narrowing to 4.5m and would project 4.85m to terminate in line with the rear elevation
of the host building. The extension would be finished in white render to match the
adjacent elevations of the host building and have a flat roof with a height of 5.6m.
Folding windows are proposed to both elevations.

6.9

There is currently office floorspace to the ground, first and second floors of The White
House with a total GIA of 597sqm which includes 268sqm of use class B1 floor space
and 329sqm of ancillary office space for the theatre (Sui Generis use). It is proposed
to change the use of the second floor from B1(a) to sui generis short term

accommodation. It is proposed to use the remaining floor space (469sqm) as offices
falling within Use Class B1(a).
6.10 The applicant has stated that the office floorspace would be used by SCCC. The
applicant has further advised that some spaces would be offered to the existing
occupants which mostly comprise of charities and groups related to creative industries.
Although this is welcomed, there is no policy requirement for this and it would therefore
be unreasonable to attempt to secure this through an obligation or condition. A greater
quantum of ancillary office floorspace is provided for the theatre in the approved
Somerleyton Road development (ref. 15/05282/RG3).
6.11 The second floor would provide four en-suite bedrooms and a common kitchen/dining
area for occupants. This accommodation would be offered by SCCC to cricket players
on junior contracts who would stay for a maximum period of six months. The
accommodation would share an access and stairwell with the offices to the ground and
first floors.
Access and Servicing
6.12 The existing car park would be largely retained but with additional landscaping
introduced to enhance the appearance of the site. The number of car parking spaces
would be reduced from six to three and all spaces would allocated for the use of blue
badge holders.
6.13 The existing vehicular access from Kennington Oval would be widened to allow for
servicing of the hotel to take place on site. Smaller coach parties would be
accommodated on site with larger coaches being required to drop off guests on the
opposite side of Kennington Oval east of the cricket ground. Taxi pick-ups and dropoffs would be accommodated on site.
6.14 Covered cycle parking for staff would be provided within the rear maintenance area
through the provision of six stands. Additionally, seven stands would be provided to
the front of the hotel for guests and visitors.
6.15 A dedicated refuse and recycling store is proposed to the west elevation of the
proposed hotel.
7

Amendments

7.1

Following comments from the council’s conservation and design officer, the
fenestration to the proposed White House extension was amended. The glazing was
reduced in height and width to reflect the pattern of fenestration to the host building.

7.2

Additional swept path drawings were provided in response to comments from
Transport for London and the council’s transport team. These included a swept path

analysis for a 10m rigid HGV. The disabled parking bays were relocated to the south
of the site to allow for a 300mm error margin when manoeuvring out of the bay in a
large car. The servicing bay was also moved further south to improve the angle at
which HGVs enter and leave the site.
7.3

A green roof was incorporated to the fifth floor of the proposed hotel and an
overheating report was prepared in response to comments from the council’s
sustainability consultants.

7.4

Additional drainage drawings and an updated drainage strategy were provided to
address comments raised by the council’s flood risk officer. This included a drawing
highlighting the catchpit locations, a manhole schedule and construction details.

7.5

At the request of officers, the architect prepared existing and prepared views of the
site from the rear gardens of properties fronting Hanover Gardens. Further information
regarding the proposed rear boundary wall between the site and Hanover Gardens
was also provided. Finally, an elevation drawing was provided showing the proposed
hotel in the context of Rothesay Court.

7.6

Additional angled windows were introduced to the rear elevation to direct views from
hotel bedrooms away from properties fronting Hanover Gardens.

7.7

Due to the minor nature of the amendments it was not considered necessary to reconsult, other than specific internal and statutory consultees to whom the amendments
were relevant.

8

RELEVANT PLANNING HISTORY

8.1

The below applications are considered relevant to the assessment of this proposal and
the application site

8.2

03/00920/LDCE - Application for a Certificate of Lawfulness (Existing) in respect of the
continued temporary use of the theatre car park for emergency services vehicles for
the Oval Cricket Ground and not by the general public for a period not exceeding 28
days in any year. Application refused.

8.3

05/00573/FUL - Installation of an external passenger lift on the western elevation from
ground to first floor, installation of air handling units at roof levels and associated.
Application permitted.

8.4

14/01384/RG3 - Replacement of existing windows with double glazed timber sliding
sash windows to the front elevation. Application permitted.

8.5

14/03249/TPO - To crown reduce 2 x Lime trees located in car park area back to
previous reduction points and remove basal growth. Crown reduce 1 x Lime tree to
rear of White House to previous reduction points. Application permitted.

8.6

14/05127/RG3 - Replacement of existing single glazed windows on the rear elevation
to double glazed windows together with replacement rainwater guttering and roof tiles.
Application permitted.

8.7

The following application was granted at the Oval Cricket Ground and was only partially
implemented with the hotel not being built. It is relevant to the assessment of this
application as the applicant wishes to enter into an obligation to prevent the consented
hotel from being implemented. Further commentary on the reasoning for this is
provided in paragraphs 11.2.4 – 11.2.8 of this report.

8.8

10/01969/OUT - Outline Planning Application for the replacement of the existing Surrey
Tavern and Lock, Laker and Peter May Stands and other minor associated
buildings/structures to create a new plaza and the erection of a six-storey stand and
single tier terrace incorporating 1,830 additional spectator seats, hospitality and
ancillary facilities, together with the erection of a new five-storey building with set back
roof plant containing a 190 bedrooms hotel including restaurant/ bar, full height atrium
along with alterations to existing pavilion including a new portico and formation of new
concourse. Provision of basement car park for 45 car parking spaces (6 disabled
spaces) and 4 delivery spaces, together with the erection of a new two-storey
ticket/security office and turnstile system along with associated boundary treatment.
Details of landscaping is reserved for later determination. Application permitted.

8.9

The following application is considered relevant as it granted consent for the
replacement theatre at Somerleyton Road, Brixton.

8.10 15/05282/RG3 - Demolition of existing buildings on-site (with the exception of Carlton
Mansions which is retained and refurbished) and redevelopment to provide a
residential-led, mixed use development comprising 304 new dwellings (50%
affordable) and approximately 8,000 sq.m (GIA) of non-residential uses including a
theatre (Sui Generis) and employment, retail and community uses (Use class
B1/D1/A1/A2) with associated parking, landscaping and ancillary works. Application
permitted.
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9.1

CONSULTATIONS
Statutory External Consultees
Environment Agency
No objection

Transport for London
No objection subject to:


Restricting service vehicles to ‘right in and left out’ [this is shown on amended
swept path drawing (no. 2018-3304-002 Rev F) and is secured by condition 12]
Restriction on servicing in peak hours, ideally to ‘deep off peak’ i.e. before 7am
and after 7pm or restricting to outside of morning peak i.e. 7am – 10am [See
assessment in paragraph 17.8.9 – deep off peak would cause amenity issues
because of residential properties next door.] [Condition 12 added to secure no
deliveries during AM peak]
Landscaping scheme should be secured that does not impact on visibility for
drivers exiting the site [condition 31 added]
Detailed design of crossover to be agreed with TfL as part of the s278 agreement
and other measures included in the RSA such as reinforcing the BT chamber,
providing tactile paving, relocating of the lamp column and warning signage [s106
obligation added]
Delivery and servicing plan (DSP) should be secured by way of condition and
agreed by the LPA in consultation with TfL [condition 22 added]
DSP should commit to all servicing vehicles to be FORS (or similar) accredited to
reduce road safety risk [included in condition 22]
Construction logistics plan (CLP) should be secured and approved by the LPA in
consultation with TfL [condition 11 added]










Health and Safety Executive (HSE)
The Health and Safety Executive have provided written comments confirming that they
have no objection to the proposed development.
London Underground – NLE (Northern Line Extension) Infrastructure Protection
No objection subject to a condition and informative relating to the submission of details
to demonstrate to the satisfaction of NLE engineers that:




The development will not have any detrimental effect on NLE tunnels and
structures either in the short or long term;
The design must be such that the loading imposed on NLE tunnels or structures
is not increased or removed;
NLE team/TfL offer no right of support to the development or land

[Condition 55 added and informative 14]
Historic England
No comment
Thames Water
No objection subject to conditions and informatives [condition 52 and informative 10
added]

9.2

Other Consultees
Theatres Trust
No objection subject to:
 The theatre/cultural use being re-provided elsewhere within the borough
[condition 6 added]
No comment on:
 Future land use, design or scale of development at this site

9.3

Adjoining owners/occupiers

9.3.1 A site notice was displayed from 19 October to 9 November and the application was
advertised in a local paper on 9 October. The formal consultation period ended on 9
November. Following amendments to the wording of the description of development,
to provide clarity on the linked listed building consent and full planning application,
the development was re-consulted upon for a 21 day period commencing on 1
November. The overall period expired on 22 November.
9.3.2 Twenty one representations were received during the consultation period. Four were
in support, seventeen were in objection. Of the seventeen objections, two were
duplicates that had been submitted twice. A summary of the concerns raised is set
out below:
Summary of objections
Land use
Another hotel is not needed

Oval would lose a community facility

Response
In granting permission for this hotel, it is
recommended that a restrictive clause
is included within the s106 agreement
that would prevent the hotel consented
by ref. 10/01969/OUT from being
implemented. The 2010 consent is
extant and so without the restrictive
clause, that hotel could come forward.
The hotel proposed by this application
would have a smaller number of
bedrooms. Refer to paragraphs 11.2.4
– 11.2.8.
The existing theatre would be relocated
to a purpose built facility in Brixton.
Although this is not within Oval, the
replacement theatre would be less than
15 minutes travel time from the existing
theatre
by
public
transport.

Furthermore, the facility would be fully
wheelchair accessible which the current
theatre is not. Refer to section 11.1.3.
Design
Inappropriate height

Lack of resolution at its interface with
Rothesay Court

The rear boundary wall cannot be
retained or upgraded. A replacement
would need to be erected, and be of an
exact height, materials and details.

No information is provided on the
materials proposed to the west and
south elevations
Design of the hotel building is poor

Impact on conservation area and listed
buildings – the verified views show that
the roof of the hotel would be visible.

The height is congruent with the
prevailing scale of development in the
area. Refer to section 12.4
Detailed drawings have been provided
of the gutter overhang between the two
buildings. Additional elevation drawings
have also been provided to show the
development in its context with
Rothesay Court. Refer to section 12.4
Since the submission of this objection,
the applicant has confirmed that the
rear boundary wall would be retained
where possible, and where not, it would
be replaced with a wall of a height,
materials and detailing to match
existing. Refer to para 12.6.3.
Proposed materials are described in the
submitted
design
and
access
statement. Refer to para 12.4.7.
The design of the proposed building is
considered to be acceptable for its
context. Refer to section 12.4.
It is noted that a very small section of
the sixth storey would be visible from
Hanover Gardens. However, this is not
considered to result in harm to the
heritage asset. Refer to para 12.7.3.

Amenity
Inappropriate views from rear facing The rear elevation has since been
hotel rooms towards bedroom of no. amended to include angled windows to
38 Hanover Gardens
the relevant rooms to prevent a loss of
privacy. Refer to section 14.2.
The height of the hotel will be The set back of the hotel from
overbearing on Hanover Gardens
properties on Hanover Gardens is
considered sufficient for the height to
not
result
in
an
overbearing
development. Refer to section 14.3.
Loss of privacy to Lockwood House.
The front elevation of the proposed
hotel would be set back in excess of
30m from the nearest habitable window

within Lockwood House. At this
distance, no unacceptable or obtrusive
views could be achieved. Refer to
section 14.2.
Noise and disturbance from use of rear Condition 48 is recommended which
garden associated with hotel
would ensure that this area is used only
for maintenance and staff cycle storage.
Refer to para 15.3
The development would not accord Refer to section 14.1.
with BRE guidance and some rooms
have been mislabelled
The height of the building would result The submitted daylight/sunlight report
in a catastrophic loss of light to demonstrates that there would be no
Lockwood House.
noticeable loss of natural light to any
units within Lockwood House. Refer to
section 14.1.
The development contravenes the This is outside of the remit of planning
Rights of Light Act
and would be a civil matter between two
landowners.
Impacts on neighbours from noise It is recommended that a construction
from construction
management plan be secured by way of
condition to ensure that impacts upon
neighbours are minimised. Refer to
section 18.
Impacts on neighbours from deliveries There is an existing car park which
and car parking to the back of the provides more parking spaces than
property
what is proposed. The three spaces
would be for use by blue badge holders
only. It is not considered that there
would be an increase in disturbance
arising from parking or servicing. A
delivery and servicing plan is
recommended to be secured by
condition. It is necessary to have the
servicing bay in its current location for
highway safety reasons and it is not
considered that this would result in
adverse amenity impacts for residents.
Refer to section 14.5.
Other
Introduction of maintenance area This area would be fully enclosed and
would result in increased risk of by virtue of the hotel use, would have an
intruders to residential properties
onsite
presence
overnight
thus

Landscaping plan does not include
any trees or soft landscaping

Impacts on views

Concerns raised during the community
consultation event, including height,
have not been addressed.
Existing trees provide welcome
screening at lower level. These should
be kept in place and well-maintained.

Temporary boundary to Hanover
Gardens should be matched or
improved on the 2.4m high hoardings
proposed on Harleyford Road.

reducing the risk of crime. Refer to para
15.3.
The importance of high quality
landscaping in this scheme is accepted.
A
condition
recommending
the
submission of a full landscaping plan
and associated planting schedule is
recommended. Refer to section 16.2.
This is not a material planning
consideration, noting that the views
referred to in the objections are not
protected.
This is noted. Officers will make a full
assessment of the scheme in this
report.
Four trees are proposed to be removed
but they have been identified as being
of low quality and value. Replacement
trees would be planted. Refer to section
16.1.
A hoarding strategy is recommended to
be secured by way of condition. Refer
to para 18.2.

5.3.1 The comments received in support of the application are summarised as follows:









Development will enhance the cricket club and the local community
A hotel will provide a more positive impact than housing as it will provide
employment and visitor spend to local shops and cafes
Scale of the building is in keeping with the buildings nearby
Development would enable the new theatre to be built in Brixton
Positive to see sport and cultural opportunities increase in the borough
Hotel may reduce antisocial behaviour at the site
Increase in employment opportunities
Enhanced opportunities for young cricket players

10 POLICIES
10.1 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).
10.2 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 22nd October 2018 and concluded on 17th December 2018. At this time the
amendments to the Local Plan do not carry any weight.
10.3 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.
10.4 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.
10.5 The Kennington Oval and Vauxhall Forum (KOVF) have prepared a draft
neighbourhood plan that would include this site in its area. KOVF have undertaken
their consultation on the draft but have not yet submitted the draft plan or consultation
statement to the council for review. As the plan undergoes the council’s formal
consultation and proceeds through the examination process, further weight can be
given to it however at this stage the no weight can be given to the draft plan.

ASSESSMENT
11 Land Use
11.1 Loss of theatre
11.1.1 The existing theatre is a sui generis community use and is therefore protected by
Policy S1 of the Local Plan. Policy S1 states that existing community premises and

land formerly in use as a community premises will be safeguarded unless it can be
demonstrated that either:
(i) There is no existing or future need or demand for such uses, including reuse
for other community services locally, and adequate alternative
accommodation is available to meet the needs of the area; or
(ii) Replacement facilities are proposed on or off site of the same or better size
and quality to serve the needs of the area; or
(iii) Development of the site/premises for other uses, or with the inclusion of other
uses, will enable the delivery of approved strategies for service improvements.
11.1.2 The Oval House Theatre and the associated office floorspace within the White House
will be replaced as part of the Somerleyton Road development (ref. 15/05282/FUL).
The theatre to be provided at Somerleyton Road would be a new facility providing an
uplift of theatre floorspace within the borough. The table below provides a comparison
of the existing and approved re-provided provision:

Theatre

Existing
Oval)
1,449

(Kennington Approved (Somerleyton
Road)
3,197

Table 1 Existing and approved re-provided Oval House Theatre floorspace
11.1.3 Whilst the quantum of floorspace that would be re-provided exceeds the existing
provision, it is also necessary to consider the quality of the replacement facilities to
satisfy Policy S1(b) (ii). The approved buildings at Somerleyton Road would provide
seven studios,two theatres and a range of ancillary facilities. The re-provided facilities
would all be fully accessible unlike the existing theatre. As such, it is considered that
the re-provided theatre would be of better quality than the existing as well as being
of a greater size. Copies of the approved floor plans for the replacement theatre are
provided in appendix 4 (figures 34 – 39) for reference. Part (b)(ii) of Policy S1 requires
that the replacement facility continues to serve the needs of the area. The
replacement theatre would be provided in Brixton and would be accessible in less
than 15 minutes by public transport from Oval. By virtue of the community facility
being a theatre, it will serve a wider local population across the borough rather than
being limited to only Oval. The replacement theatre would be considered readily
accessible to all existing users and would continue to serve the needs to the area,
which in this instance would be considered to be the wider borough.
11.1.4 Finally, it is necessary to ensure that the replacement theatre is constructed. Officers
have sought legal advice on how best to secure compliance with this policy
requirement. It is recommended that a Grampian condition be attached which will
require the submission of a signed development agreement and relevant build
contracts to provide certainty that the Somerleyton Road theatre will be delivered.
The Grampian condition will state that demolition works to the existing Oval House
Theatre shall not commence until the aforementioned evidence has been submitted

to and approved in writing by the Local Planning Authority. In the interim period, the
theatre will relocate to a temporary facility which will allow the use to continue without
significant interruption. The wording of the condition, as recommended, includes a
requirement to provide evidence in the form of a lease agreement or equivalent to
demonstrate that appropriate temporary accommodation has been secured.
11.1.5 Policy ED11 (b) is applicable to the assessment of this development as a change of
use of an arts and culture use is proposed. Part (b) of the policy states that
redevelopment will be supported where a replacement facility is provided elsewhere
in the locality. Currently, it is proposed that the Oval House Theatre will relocate to a
purpose built facility in Brixton which would create an additional 1,748sqm of sui
generis theatre floorspace within the borough. Should this theatre not come forward
for any reason, provisions are available within Policy ED11 (b) to otherwise secure a
replacement facility. Negotiations with the applicant in this regard are ongoing.
11.1.6 Subject to the Grampian condition set out in para. 11.1.4, it is considered that the
loss of the existing theatre at this site would comply with Policy S1 (ii). Subject to the
obligation described in para. 11.1.5, the proposal would comply with the requirements
of Policy ED11 (b).
11.2 Hotel Use
11.2.1 The proposal includes a 95 bedroom hotel with an ancillary bar and restaurant on the
ground floor. This would be located on the site of the Oval House Theatre.
Redevelopment of this part of the site would only be considered acceptable subject
to the Grampian condition described in para 11.1.4 being secured.
11.2.2 Policy ED12 of the Lambeth Local Plan states hotels, apart-hotels and other forms of
visitor accommodation (C1) will be supported in the Central Activities Zone (CAZ),
Vauxhall and Waterloo Opportunity Areas and Brixton and Streatham town centres,
subject to a number of considerations. Smaller scale provision will be supported
elsewhere in the borough where public transport accessibility levels are ‘good’ (PTAL
4) or above, in accordance with London Plan Policy 4.5. The application site is not
within the CAZ, nor is it within an opportunity area or town centre. Furthermore, by
providing 95 bedrooms, the proposed hotel would not be considered to be of a
‘smaller scale provision’.
11.2.3 London Plan Policy 4.5 sets out that it may be appropriate to locate visitor
accommodation related to major visitor attractions of sub-regional or greater
significance in locations other than those set out above, but only where it can be
shown that no suitable site in one of these locations exists and that there is a clear
link in scale, nature and location (particularly demonstrating sufficient proximity to
minimise the overall need to travel and maximise walking and cycling) between the
accommodation and the attraction being served.

11.2.4 The application site is within the immediate vicinity of the Oval Cricket Ground. The
planning statement submitted by the applicant advises that the Oval Cricket Ground
is the only major Test Match ground without a hotel either on site or immediately
adjacent. Whilst this is noted, it has not been demonstrated that there are no suitable
sites within the CAZ or opportunity areas to provide hotel accommodation. The
proximity of the site to both the CAZ and Waterloo and Vauxhall Opportunity Area
boundaries would be considered to provide an opportunity for a hotel linked to the
cricket ground to be provided within one of these policy compliant locations. It is also
noted that there is a very strong pipeline of hotel bedrooms in Lambeth, particularly
to the north of the site towards the River Thames. The proposal would therefore not
be considered to comply with Policy 4.5 of the London Plan or Policy ED12 of the
Local Plan.
11.2.5 The applicant benefits from an extant permission (ref. 10/01969/OUT) which granted
consent on the Oval Cricket Ground for a 190 bedroom hotel along with a new stand
and associated facilities. This consent has been part implemented as the stand has
been built out but the hotel has not. The consent therefore remains extant and the
applicant could feasibly implement the hotel.
11.2.6 It is advised within the submitted planning statement that the applicant would be
willing to accept an obligation within the legal agreement which would prevent the
implementation of the hotel granted by 10/01969/OUT. This would reduce the
quantum of hotel bedrooms in the ‘pipeline’ locally noting that the hotel proposed on
the Oval House Theatre site would provide 95 less bedrooms than the extant consent.
Given the proximity of the hotel granted by 10/01969/OUT to the current application
site, it is considered that the reduction of deliverable hotel rooms that would be
secured by such an obligation would overcome the policy concerns outlined in para.
11.2.2 – 11.2.4.
11.2.7 Application ref. 18/01799/FUL sought consent for a number of additions and
alterations to the Oval Cricket Ground and was reported to Planning Applications
Committee on 13 November 2018. Members resolved to approve the application
although it should be noted that the decision is yet to be issued as the s106
agreement is yet to be executed. The red line boundary of the application
incorporated the area to which the extant hotel would have been sited. An obligation
is contained within the proposed s106 agreement to restrict the further
implementation of ref. 10/01969/OUT. This would prevent the applicant from being
able to build out the consented hotel on the Oval Cricket Ground site immediately
upon completion of the s106 agreement. It is recommended that an obligation be
secured within the s106 agreement for this application to restrict implementation of
the permission until 18/01799/FUL has been granted planning permission. This would
ensure that it would not be possible to implement both the extant hotel and the hotel
proposed by this application.

11.2.8 The proposed hotel would therefore only be considered acceptable in principle
subject to an obligation being secured that would prevent the applicant’s ability to
implement the hotel granted by 10/01969/OUT. Subject to the recommended
obligation being secured, the hotel would, on balance, be acceptable in principle.
11.3 Office Use
11.3.1 Policy ED2 applies as the application site is not within a Key Industrial and Business
Area (KIBA). Policy ED2 resists the loss of employment generating floorspace within
class B uses but also supports the principle of B1 uses on all sites.
11.3.2 The proposal includes the refurbishment of White House to continue to provide B1(a)
floorspace. There is currently 597sqm of office floorspace within the building, of which
268sqm is leased within 14 small office spaces and falls within use class B1a. The
occupants of the small office spaces are all closely linked to creative industries
including film production, marketing and agents. The applicant has advised that
where possible the existing tenants will be offered floorspace within the refurbished
White House.
11.3.3 The remaining 329sqm of office space is used as ancillary administrative space for
the Oval House Theatre and is therefore of a sui generis theatre use rather than
B1(a). This would be re-provided within the replacement building at Somerleyton
Road.
11.3.4 The basement, ground and first floors of The White House are proposed to be class
B1(a) office floorspace. It is understood that the applicant, Surrey County Cricket
Club, intends to use the basement, ground and first floors as additional offices and
meeting rooms to supplement their accommodation at the Oval Cricket Ground. This
would partially involve a change of use from sui generis theatre to B1(a). Additionally,
a change of use is proposed to the second floor to sui generis short term
accommodation. As set out in paragraph 11.1.4, the loss of theatre floorspace is
considered acceptable as its re-provision will be secured by a Grampian condition.
The refurbishment of the White House would therefore see an uplift in B1(a)
floorspace from 268sqm to 469sqm which would be in full accordance with Policy
ED2 of the Local Plan.
11.4 Short term accommodation use
11.4.1 The second floor of the White House building is proposed to be converted into a four
bedroom residential unit that will be used as short-term accommodation for academy
players seeking to benefit from the facilities with facilities within the adjacent cricket
ground.

11.4.2 The planning statement states that the proposed length of stay will vary depending
on the user and their requirements but it is intended as a transient and temporary
form of accommodation that is directly managed by the Club (SCCC) as a sui generis
use. The plans for the 2nd floor show that this would take the form of 4 studio rooms
and a common area as shown in figure 9 below.

Figure 9 Proposed second floor plan – The White House (please note – the labelling of the
rooms is incorrect and only four rooms are proposed)
11.4.3 The applicant has advised that the cricket players will be able to use the
accommodation for a maximum of six months over the summer season; they will be
offered to players on the basis of affordability and players on junior contracts will have
the highest priority. The four studio flats will have en-suite facilities and shared access
to a kitchen/dining communal area. Given the way in which the units would be
occupied, it is considered to be sui generis temporary accommodation.
11.4.4 Although there is no policy that is specifically relevant to the assessment of this
accommodation, it is considered necessary to ensure that it does not become general
visitor short-stay accommodation as this would be contrary to Policy ED12 of the
Local Plan. A condition is recommended to restrict the use of the accommodation to
those associated with the cricket club and also to limit the length of stays by individual
occupants to no longer than six months.

11.4.5 Subject to the two aforementioned conditions, the proposed short term
accommodation would be considered acceptable in principle.
11.5 Conclusion
11.5.1 The proposed development would be considered acceptable in land use terms
subject to the following obligations and conditions:
Obligations


The development granted by planning permission ref. 10/01969/OUT shall not be
further implemented
Grampian Condition



No works to demolish the Oval House Theatre, or to change the use of The White
House, shall commence until evidence in the form of a development agreement and
relevant build contracts has been submitted to the LPA to provide sufficient certainty
that the replacement facilities shall be re-provided as part of the Somerleyton Road
development. Where temporary accommodation is necessary, full details shall be
provided to the LPA including lease agreements and floor plans.
Conditions




The short term accommodation within The White House shall be used only by
academy players associated with Surrey County Cricket Club
The short term accommodation within The White House shall be occupied by an
individual occupant for a period not exceeding six months within any twelve month
period

12 Design and Conservation
12.1 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. The assessment that follows has been made within this
context.
12.2 The Council’s Conservation & Design Officer’s comments are cross-referred within the
following sub-sections below where relevant.
12.3 Demolition of the existing theatre
12.3.1 Although the application site is not within a conservation area, it does adjoin the St
Marks CA to the rear. It is therefore considered that the aims of Local Plan Policy
Q22 (b) are relevant. Furthermore, The White House building, which is within the
application site and to the immediate west of the theatre, is Grade II listed. In

accordance with Policy Q20 it is necessary to consider the impacts of the demolition
on the setting of the listed building.
12.3.2 The proposed demolition of the existing building is considered to be acceptable in
principle. The existing building compromises a two storey building with a flat roof that
does not positively contribute to the setting of the listed building. The existing building
is not visible from within the St Marks Conservation Area, other than from views
achieved from rear facing windows within properties fronting Hanover Gardens.
Given the unremarkable architectural quality of the building, it is not considered that
its loss would be to the detriment of the character and appearance of the conservation
area or the setting of the Grade II listed White House building subject to its
replacement with a suitable building. The acceptability of the proposed replacement
is discussed in the following sections.
12.4 Scale, massing, layout and appearance
12.4.1 Local Plan Policy Q5 states that development should provide a positive response to
the local context and historical character, and where proposals deviate from this, it
should be demonstrated how the proposal clearly delivers design excellence and how
it will make a positive contribution to its local and historic context.
12.4.2 Local Plan Policy Q7 seeks new development to be of a high quality design which
has a bulk, scale, mass, siting, building line and orientation which adequately
preserves or enhances the prevailing local character. It should be built of durable,
robust and low-maintenance materials and have well considered fenestration.
12.4.3 The existing Oval House building sits on a prominent corner where Kennington Oval
meets Harleyford Street. Harleyford Street and Kennington Oval seamlessly merge
on the bend. The existing building is set back from the back of pavement and follows
the curving alignment of the roadway. This is considered to be a positive attribute of
the existing building, but no other element would merit retention. Adjoining to
Harleyford Street a block of 1950s flats has a similar setback garden. To Kennington
Oval the listed building and development beyond it to the west is similarly set back.
The setback building line is a positive townscape feature here.
12.4.4 The proposed building footprint would address the existing positive attributes of the
theatre by incorporating a curved frontage and maintaining a notable setback. The
curvature of the proposed building addresses the junction of Kennington Oval and
Harleyford Street successfully by continuing the sweeping frontage. The setback has
been increased from existing to allow for servicing and deliveries to be
accommodated on site. However, the introduction of additional soft landscaping
along the boundary will allow the building to better address the character of the area
which is defined by soft landscaped frontages. The proposed building line and setting
of the development is therefore considered acceptable and in accordance with the
aims of Policy Q5 and Q7.

Figure 10 Existing – view from Kennington Oval (east of the cricket ground)

Figure 11 Proposed- view from Kennington Oval
12.4.5 The existing building is two storeys in height, stepping down to a single storey where
it adjoins Rothesay Court whilst the proposed would provide a six storey building. The
sixth storey would be set back from the front building line. Building heights vary in the
vicinity of the site, with Rothesay Court terminating at four storeys and five storey
mansion blocks to the north.
12.4.6 The mansion blocks to the north of the site provide the strongest precedent for
additional height, noting that they are located on the corners which helps to define

the streetscene. The increased height of the proposed hotel would be congruent with
the surrounding scale of development to the north and would serve to define the
junction of Harleyford Road and Kennington Oval. The height is considered an
appropriate response to local context and would not overwhelm or dominate the
streetscene. Accordingly, the scale and massing of the proposed building is
considered an appropriate response to the local context and is in accordance with
the aims of Policy Q5 and Q7 of the Local Plan. An assessment of the impacts of the
increased height on the conservation area to the rear is provided in paragraph 12.7
of this report. An assessment on the impact of the development on nearby listed
buildings is provided in paragraph 12.8 of this report.
12.4.7 The detailed design of the proposed hotel would further help it integrate successfully
within the streetscene. The use of stock brick would be appropriate, noting that it
would match both the existing building and the adjacent residential building. By
avoiding the use of red brick, the building would not compete with the Pavilion building
within the cricket ground which would reduce any visual dominance. The windows
would be set within punched openings with deep reveals which sits comfortably within
the established context. Bronze cladding is proposed to the setback sixth storey and
bronze framing is proposed to the fenestration. Although not strictly characteristic of
the immediate area, bronze compliments the stock brick well and helps create a high
quality contemporary building. The materials are therefore considered acceptable
subject to the submission of material samples, secured by way of condition.
12.5 Views
12.5.1 Strategic views are those identified in the LVMF designated by the Mayor of London.
The application site lies within the King Henry’s Mound to St Paul’s Cathedral linear
view. Due to the height of the development, and the distance from the viewpoint, it
would not be discernible in this view. There would be no impact.
12.5.2 Local Plan Policy Q25 identifies a number of protected local views. The application
site is in the Brixton Panoramic view (LV19) and Norwood Park (LV22). The viewpoint
for LV19 is Brockwell Park and for LV22 is Norwood Park. Given the distance from
the viewpoints and the modest height of the proposed building, the development
would not be discernible from either view and as such there would be no impact.
12.6 Boundary treatment
12.6.1 Policy Q15 seeks to ensure that boundary treatments are in keeping with those that
are characteristic of the local area.
12.6.2 The buildings to the north and east of the site are strongly characterised by boundary
treatments comprising of low brick walls with railings above and soft landscaping
behind. This characteristic boundary treatment currently terminates abruptly at the
eastern site boundary where there is no enclosure and only poor quality hard

landscaping between the existing building and the pavement. It is proposed to
introduce a brick wall with a height of 0.6m with a 0.7m high railing above along the
front boundary of the site. Shrubs would be planted behind the boundary. The
introduction of the proposed boundary would help reinforce the positive character
attributes of the area and would therefore be in accordance with Policy Q15.

Figure 12 Proposed boundary treatment

Figure 13 Existing boundary with characteristic low brick wall with railings to Rothesay
Court

12.6.3 The rear boundary, which serves as the rear boundary of the properties fronting
Hanover Gardens, is proposed to be retained where possible. Where it is not
structurally feasible to retain the boundary wall, this will be rebuilt to match existing.
This is considered acceptable and would be in accordance with Policy Q15.
12.7 Impact on heritage assets: Conservation Areas
12.7.1 Policy Q22 of the Local Plan states that development proposals affecting
conservation areas will be permitted where they preserve or enhance the character
and appearance of the conservation area by (i) respecting and reinforcing the
established, positive characteristics of the area in terms of the building line, siting,
design, height, forms, materials joinery, window detailing etc.
12.7.2 The application site abuts the St Marks Conservation Area to the rear as shown in
the below plan:

Figure 14 St Marks Conservation Area boundary in purple, application site highlighted in
red
12.7.3 Hanover Square is considered to be of particular note within the St Marks
Conservation Area. As such, the impact of the development on the square requires
specific consideration. The applicant has submitted verified views of the approach to
the square from Hanover Gardens to demonstrate the extent of visibility of the
proposed development. A very small area of the sixth storey would be visible in views
on the approach to the square, as shown in figure 16. The use of sensitive materials,
along with the utilised setbacks of the sixth storey, successfully reduces the visibility

of the building. It is therefore not considered that there would be any harm to the St
Marks Conservation Area arising from this development. As such, the proposal is in
accordance with Policy Q22.

Figure 15 Existing view, looking north, from entrance to Hanover Gardens

Figure 16 Verified view of the proposed development from the entrance to Hanover
Gardens

12.8 Impact on heritage assets: Locally Listed Buildings
12.8.1 The south east pavilion within the Oval Cricket Ground is to the north of the site as
shown in figure 17 below. In accordance with Policy Q23, it is necessary to consider
the impact of the development on the setting of the locally listed asset.

Figure 17 Locally listed asset – South East Pavilion Oval Cricket Ground, edged in yellow.
12.8.2 The existing theatre building does not contribute positively to the setting of the locally
listed pavilion, other than with regard to the building line. The curved building line of
the theatre would be incorporated into the front elevation of the proposed hotel. This
would allow for existing views towards the pavilion to be largely maintained upon the
approach from Oval underground station, as shown in figure 18 below. Given this, it
is not considered that the proposal would result in harm to the setting of the locally
listed building and is in accordance with Policy Q23 of the Local Plan.

Figure 18 Proposed view on approach from Oval Station
12.9 Impact on heritage assets: Listed Buildings
12.9.1 The White House building is Grade II listed and as such Local Plan Policy Q20 is
relevant. Policy Q20 requires that development affecting listed buildings conserves
and does not harm the significance and special interest of the asset. Additionally, the
houses to the rear of the application site are Grade II listed. The below plan identifies
all statutory listed buildings surrounding, and within, the site:

Figure 19 statutory listed buildings surrounding the site, edged in red
12.9.2 Internally, it is proposed to remove modern interventions within the listed building
comprising of non-original wall partitions. This will reinstate the principal rooms and
would facilitate the re-use of the building. The applicant has confirmed that they do
not anticipate any further interventions to be required in order for the White House to
comply with the relevant Building and Fire Regulations.
12.10 The White House currently benefits from a single storey side extension to the south
east of the building which accommodates plant equipment. This is proposed to be
replaced with another single storey extension to the same elevation which would
accommodate office floorspace. The existing extension measures 4m wide and has a
depth of 4.65m. The replacement extension would have a maximum width of 6.15m,
narrowing to 4.5m and would project 4.85m to terminate in line with the rear elevation
of the host building. The extension would be finished in white render to match the
adjacent elevations of the host building and have a flat roof with a height of 5.6m.
12.10.1
As originally proposed, the extension had full height glazing to the east
elevation which did not sit proportionately with the historic elevation. The applicant
amended the proportions of the windows to be narrower, therefore aligning with the

solid elevation above. To the south elevation, the proposed windows would terminate
in line with the cill of the adjacent original window. The proposed extension would be
considered to relate better to the host building than the existing with regard to the
pattern of fenestration, roof form and materials. As such, officers consider that the
proposed alteration would not harm the significance or special interest of the listed
building.

Figure 20 Proposed south elevation with replacement extension
12.10.2
Regard must also be had to the impact of the proposed hotel on the setting of
the surrounding listed buildings in accordance with Policy Q20 (ii).
12.10.3
The proposed hotel would not be considered to result in harm to the setting of
the listed buildings to Hanover Gardens. As set out in paragraph 12.7.3 above, the
hotel would only be marginally visible when viewing the listed buildings from the
entrance to Hanover Square. This is demonstrated in figure 16.
12.10.4
With regard to the White House, the existing theatre building is of little
architectural merit and does not contribute positively to the setting of the listed
building, other than in relation to the building line and setbacks. The proposed
building would maintain the existing building line and follow the sweeping curvature
of the road thus not infringing views towards The White House. Furthermore, the
introduction of additional soft landscaping would complement the garden setting of
the listed building. Although there would be an increase in height, this would not
impact upon views towards the White House as the building line would be maintained.

It is therefore not considered that the proposed hotel would be detrimental to the
setting of the Grade II listed White House in accordance with Policy Q20.

12.11 Impact upon heritage assets: Summary
12.11.1
In line with the above assessment, officers do not consider that there would
be any harm to the adjoining St Marks Conservation Area, the Grade II listed White
House or the Grade II listed terraces to the rear of the site. As such, the proposals
are considered to be in accordance with Policy Q20 and Q22 of the Local Plan subject
to the following conditions:





Construction drawings at 1:10 scale (including sections) of all external elements
including means of enclosure
Sample panels(including brickwork mortar, pointing finish etc.) to be erected on site
for agreement of a conservation officer
Works of making good to the White House shall match adjacent materials
No plumbing or pipes, other than rainwater pipes, to be fixed to the external face of
the proposed building

13 Standard of hotel accommodation
13.1 The proposed hotel rooms are expected to comply with the National Quality
Assessment Scheme’s quality standards as required by Local Plan Policy ED12 (c)
which states that ‘’New visitor accommodation should be of high quality design so that
it may be accredited by the National Quality Assessment Scheme’’.
13.2 The National Quality Assessment Scheme’s quality standards are set out in ‘’Hotel
Accommodation: Quality Standard, Visit England (2011)’’. In the table below are the
most relevant minimum entry requirements which relate to the layout of the proposed
development:
Standard
2.6 Bedrooms
2.6.1 Provision

2.6.4 Size and Spaciousness

2.6.13 Windows

2.6 En suite bathroom
2.7.1 Provision
2.7.3 Room Size

Assessment
The proposed hotel would provide more than five
letting bedroom in line with the minimum entry
requirement.
The proposed hotel rooms vary in sizes between 15
square metres and 26 square metres, with
adequate ceiling height. The submitted drawings
show a double bed and sufficient space to allow
freedom of movement in line with the requirement.
Each hotel rooms has at least one window, which is
considered to provide sufficient levels of natural
light in line with this requirement.
All hotel rooms would have an en suite bathroom in
line with the requirement.
The submitted drawings show that the bathrooms
would be between 2.85 sqm and 5.1 sqm. It is

considered that this would be sufficient space to
provide a WC and bath or shower.

13.3 Other minimum entry requirements concern the management of proposed hotel, such
as hotel management, maintenance, housekeeping, luggage handling, etc. These
matters do not fall under planning consideration and would not be considered.
13.4 Overall it is considered that the proposed hotel room would be of a good quality and
that the hotel has the potential of achieving high quality design in line with Local Plan
Policy ED12.
13.5 Accessibility
13.5.1 Local Plan Policy (b) ED12 states that all new visitor accommodation should meet
the highest standards of accessibility and inclusion. At least 10 per cent of new
provision should be wheelchair accessible. Applicants should submit an Accessibility
Management Plan with their proposals.
13.5.2 The submitted drawings and Design and Access statement show that at least 10 per
cent of rooms (approx. two rooms per floor) would be wheelchair accessible and all
floors of the hotel are accessible by lift. It is therefore considered that the proposed
hotel would provide a good level of accessibility, in line with Local Plan ED12.
13.5.3 It is noted that the proposed short-term accommodation within The White House
would not be accessible to those with limited mobility as there would be no step free
access. Whilst this is regrettable, it would not be possible to provide step free access
to the units without significant interventions to the listed building that would be
detrimental to its special interest. The introduction of a lift within the White House
would require alterations to the historic room layouts. As such, the lack of accessible
accommodation within The White House is considered acceptable in this instance
owing to the constraints presented by its statutory listing.

14 Amenity for Neighbouring Occupiers
14.1 Daylight, Sunlight and Overshadowing
14.1.1 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 assessment has been made in the context of
this information.
14.1.2 The application is accompanied by a daylight and sunlight report prepared by ED7. It
should be noted that the BRE guidance sets a benchmark of 27 per cent for VSC
however this figure is derived from a low density suburban housing model and can
be impractical to apply to existing dense urban areas. In densely built up areas

retained VSC values of 18 per cent can be considered more appropriate. Where VSC
drops below 10 per cent, direct daylight from the sky will be poor.
14.1.3 Residential windows and rooms of the following properties have been assessed for
the purposes of daylight and sunlight impacts as a result of the Development:
1. 31 – 40 Hanover Gardens
2. Rothesay Court
3. Lockwood House
14.1.4 A site plan is provided below with the location of the tested properties annotated:

Figure 21 Site plan with all tested properties annotated (proposed hotel and The White
House highlighted in red)
Assessment of results – daylighting to existing residential buildings
14.1.5 The submitted assessment demonstrates that the development would adhere to BRE
Guide target criteria with regard to daylight for Lockwood House and Rothesay Court.
In addition, no. 31 – 36 and 40 Hanover Gardens would fully adhere to BRE target
criteria. The following provides an assessment on where there would be failings.

37 Hanover Gardens
14.1.6 No. 37 Hanover Gardens is to the immediate south west of the application site and is
served by windows to the north, south and east elevations.

Figure 22 37 Hanover Gardens,
facing south

Figure 23 37 Hanover Gardens,
facing east

14.1.7 A total of seven habitable windows have been identified as being relevant for
assessment. Of these seven windows, four would fully comply with BRE target criteria
and there would be no noticeable loss of daylight to the relevant window. As shown
in table 2 below, three windows would fail the vertical sky component test as there
would be a percentage loss in excess of 20%. These windows are highlighted in
figure 24.
14.1.8 W2 to the ground floor serves a living room and would have a percentage loss of VSC
of 20.9%, therefore exceeding BRE target criteria by 0.9%. Given this very minimal
shortfall, it is not considered that the reduction would result in any noticeable loss of
daylight to occupants.
14.1.9 The remaining two windows that do not meet BRE target criteria both serve a kitchen
diner to the ground floor of the property. This is the white rendered single storey
extension shown in figures 22 and 23. It is noted that this is referred to as being at
lower ground floor level within the daylight assessment to which the occupant has
advised the room is not accessed via any stairs internally. However, this does not
impact upon the results presented within the assessment. The kitchen diner is served
by four windows. The two windows that would fail to meet BRE target criteria are W2

which is to the north elevation and W3 which is to the west elevation. The majority of
the room’s natural light comes from a large skylight which is labelled as window W4
in figure 24. This window would see a small loss in daylight received but would be
comfortably within BRE target criteria. In accordance with BRE guidance, no skyline
contour (NSC) test has also been undertaken which measures the daylight
distribution within a room. As set out in table 3, all habitable rooms within no. 37 would
see no loss in daylight distribution as a result of the development. The proposal would
therefore be considered to have a minor adverse impact on the daylighting to no. 37
in accordance with BRE guidance. As such, it is not considered that the proposed
development would be unduly harmful to the residential amenity of occupants of no.
37 Hanover Gardens.
Room &
Window
R1 – W1 LG
R1 – W2 LG
R1 – W3 LG
R1 – W4 LG
R1 – W1 GF
R1 – W2 GF
R1 – W1 2F

Existing VSC Proposed VSC
(%)
(%)
37 Hanover Gardens
Kitchen diner
2.8
2.8
Kitchen diner
25.1
18.5
Kitchen diner
27.5
19.1
Kitchen diner
60.5
50.3
Living room
27.3
27.3
Living room
30.3
24
Bedroom
35.7
31.2
Use of Room

% Loss VSC
0
26
30.3
16.9
0
20.9
12.6

Table 2 37 Hanover Gardens – VSC daylight testing results

Room

Use of Room

R1 - LG
R1 - GF
R1 – 2F

37 Hanover Gardens
Kitchen diner
Living room
Bedroom

% Loss Daylight
Distribution
0
0
0

Table 3 37 Hanover Gardens – NSC (no skyline contour) daylight distribution testing
results

Figure 24 North and west elevations of no. 37 Hanover Gardens, with windows failing
VSC BRE target criteria highlighted in red.
38 & 39 Hanover Gardens
14.1.10
No. 38 and 39 Hanover Gardens are located to the south of the site. Both
properties are served by windows to the north elevation of the terrace and no.38 is
served by a window to the west elevation at lower ground floor level only.

Figure 25 Rear of no. 38 and 39 Hanover Gardens, looking south east
14.1.11
Table 4 provides the results of the vertical sky component test for no. 38 and
39 Hanover Gardens. Figure 26 highlights all windows that fail to meet BRE criteria
in red.
14.1.12
To no. 38, a total of nine habitable rooms have been identified as relevant for
assessment. Of these nine rooms, four would fully comply with BRE target criteria.
Windows W1 to the ground floor and W3 to the first floor would fail against BRE target
criteria by 0.9% and 0.8% respectively and as such would not be considered to suffer
a loss of daylight that would be noticeable to occupants. Windows W1 and W2 to the
lower ground floor of no. 38 have been identified as having the most significant
failings against BRE target criteria. From external inspection, window W1 is obscure
glazed and therefore likely serves a bathroom and is not considered a habitable room
for the purposes of daylight testing. Window W2 comprises of the glazed element of
a door. It is assumed based on floor plans of other similar properties, that this serves
a small area separating the kitchen from the bathroom. In light of this, officers do not
consider that the reduction in daylight would be materially harmful to the residential
amenity of occupants. Furthermore, it is noted that this is the only area that would fail
the daylight distribution (NSC) test. The remaining window that does not meet BRE
target criteria is W1 to the ground floor. This room would fall 3.9% short of BRE target
criteria. Given this minor shortfall, alongside the room passing the daylight distribution

NSC test, it is not considered that this would be materially harmful to the residential
amenity of residential occupants.
14.1.13
With regard to no. 39, one window would fail to meet the BRE target criteria
for retained VSC with a loss of 22.3%. This window serves a living room which is
served by a further window which would see no loss of VSC as a result of the
development. The living room would see a very minimal loss of daylight distribution
of 1.3%. Accordingly, it is not considered that there would be any undue harm to the
residential amenity of the occupants of no. 39.
Room &
Window
R1 – W1 LG
R1 – W2 LG
R2 – W3 LG
R1 – W1 GF
R2 – W1 GF
R1 – W1 1F
R2 – W2 1F
R3 – W3 1F
R1 – W1 2F
R1 – W1 LG
R1 – W1 GF
R1 – W2 GF
R1 – W1 1F

Existing VSC Proposed VSC
(%)
(%)
38 Hanover Gardens
Bathroom (non
20.6
14.1
habitable)
Hallway (non
15.1
8.9
habitable)
Unknown
17.4
14.3
Unknown
31.2
24.7
Unknown
30
22.9
Unknown
34.9
29.7
Unknown
33.7
27.4
Unknown
34
27
Unknown
36.3
31
39 Hanover Gardens
Kitchen
10.5
10.4
Living Room
21.5
16.7
Living Room
34.9
34.9
Unknown
35.9
32.5
Use of Room

% Loss VSC

31.6
40.9
18
20.9
23.9
14.9
18.8
20.8
14.8
0.1
22.3
0
9.5

Table 4 38 and 39 Hanover Gardens – VSC daylight testing results

Room
R1 - LG
R2 - LG
R1 - GF
R2 - GF
R1 – 1F
R2 – 1F
R3 – 1F
R1 – 2F
R1 - LG
R1 - GF
R1 – 2F

Use of Room
38 Hanover Gardens
Unknown
Unknown
Unknown
Unknown
Unknown
Unknown
Unknown
Unknown
39 Hanover Gardens
Kitchen
Living Room
Unknown

% Loss Daylight
Distribution
23.3
10.1
6
17.6
0
0
0
4.4
7.6
1.3
2.3

Table 5 38 and 39 Hanover Gardens NSC (no skyline contour) daylight distribution testing
results

Figure 26 North and west elevations of no. 38 Hanover Gardens and north elevations of no. 38 – 40 Hanover Gardens

Assessment of results – Sunlight
14.1.14
Residential windows and rooms of the following properties have been
assessed for the purposes of daylight and sunlight impacts as a result of the
Development:




39 Hanover Gardens
Rothesay Court
Lockwood House

14.1.15
All other properties that were within the scope of assessment for daylighting
have been excluded from sunlight testing as they do not have any habitable windows
within 90 degrees of due south. This is in accordance with BRE guidance.
14.1.16
The submitted report has assessed the impact on sunlight to neighbouring
properties using the Annual Probable Sunlight Hours (APSH) test. Any reduction in
sunlight to the windows tested would be comfortably within BRE target criteria and
residents would not notice any loss of sunlight.
14.2 Privacy
14.2.1 The front elevation of the proposed hotel would be set back in excess of 30m from
the nearest habitable window within Lockwood House. At this distance, no
unacceptable or obtrusive views could be achieved.
14.2.2 The rear elevation of the proposed hotel would face towards no. 37 and 38 Hanover
Gardens. As shown in figures 27 and 28, angled windows are proposed which would
prevent hotel guests from being able to achieve views towards windows. Views would
be directed away from neighbouring properties and instead towards other hotel
rooms. Owing to the angle of the windows and the distance between facing rooms,
this would also not result in unacceptable mutual overlooking between hotel rooms.

Figure 27 Proposed angled windows to
direct views

Figure 28 Typical room plan with angled
windows

Figure 29 Angled windows to the rear elevation shown in the context of the nearest
residential properties (Hanover Gardens)

Figure 30 Windows to the rear of no. 32 – 37 Hanover Gardens, facing south
14.2.3 With regard to The White House, no additional windows are proposed above ground
floor level. As such, it is not considered that the proposal would result in any loss of
privacy to neighbouring properties.
14.3 Outlook and sense of enclosure
14.3.1 The proposed development would be set back 30m from the facing elevation of
Lockwood House. As such, it is not considered that it would have a detrimental impact
on outlook for occupants, nor would it result in the creation of a sense of enclosure.
Additionally, the proposal would not project beyond the rear building line of Rothesay
Court and so would not have any impact upon outlook to the south. There are no
windows to the flank elevation of Rothesay Court and as such the front and side
elevations of the proposed hotel would not impact upon outlook to either aspects.

14.3.2 No. 37 Hanover Gardens is to the immediate south west of the application site, with
the rear garden extending along the southern boundary. There are no flank windows
to no. 37, with the exception of a window serving the kitchen diner and a skylight.
This window is at ground floor level and its outlook is obscured by the existing brick
boundary wall shared with the theatre site. The height and siting of the boundary wall
would be maintained. Where the existing wall cannot feasibly be retained owing to
structural issues, it will be replaced like for like. Given this, it is not considered that
the development would unduly impact upon outlook from habitable rooms within no.
37 nor would it create an unacceptable sense of enclosure.
14.3.3 Figure 31 below show the existing and proposed views from within the rear garden
of no. 37. Appendix 4 provides images of the views if the existing trees were removed.
Although the additional height of the proposed hotel would clearly be visible from the
garden, it would be somewhat obscured by existing trees which are not proposed to
be removed or pruned as part of this development. It is acknowledged that the
screening provided by the existing trees would only be present for part of the year.
Nonetheless, the height of the building, when considered in the context of the size of
the garden and the set back from the boundary, would not be considered to present
an unduly overbearing form of development. The site is within a fairly dense urban
context within which the relationship between the garden and the proposed six storey
building would not be considered unacceptable.

Figure 31 Existing and proposed views of development, looking north-west from rear
gardens of no. 40 Hanover Gardens

14.3.4 No. 31 – 36 Hanover Gardens would maintain an unchanged outlook towards The
White House. The rear facing windows of no. 39 – 40 Hanover Gardens look towards
the rear elevation of Rothesay Court which would again remain unchanged. The
windows to the rear elevation of no. 38 Hanover Gardens do look out towards the
proposed hotel. However, the rear elevation of no. 38 is set back approx. 23.5m at
its closest point from the proposed building which is considered sufficient to prevent
a loss of outlook at the height proposed.
14.4 Odour
14.4.1 A kitchen is proposed to the ground floor of the hotel which would serve the ancillary
restaurant/bar. No flue is indicated on the proposed drawings but officers consider
that this may be necessary depending on the type of food offering proposed by the
eventual hotel operator. Although this is likely to be provided internally, to ensure that
a flue would not impact on the amenity of nearby residential properties, a condition
would be imposed to control any installation of kitchen flues in line with Local Plan
Policies ED7 and Q2. Condition 49 is recommended in this regard.
14.5 Noise and Vibration
14.5.1 The submitted noise impact assessment (NIA) identifies two sources of potential
noise arising from the proposed hotel use – mechanical services plant and delivery
activities. The NIA acknowledges that the precise details of the mechanical services
plant and refrigeration equipment are not yet known, however, the fixed plant would
largely be within a dedicated enclosure at lower ground floor level. Nonetheless, a
condition is recommended to secure full details of any plant equipment prior to
installation to ensure that it would not result in undue disturbance to neighbouring
occupiers.
14.5.2 With regard to noise from deliveries, the NIA identifies the nearest residential property
to the loading bay as being at a distance of approx. 50m. A noise assessment has
been undertaken using data from delivery activities at similar premises. The NIA
concludes that delivery activities on the site would not exceed the existing typical
background noise level. Notwithstanding this, at night time, delivery activities would
exceed World Health Organisation (WHO) targets. As such, it is considered
necessary to restrict delivery and servicing activities to less sensitive daytime hours.
Condition 12 is recommended to control hours of delivery.
14.5.3 Guests arriving and departing the hotel would do so by the front entrance adjacent to
Kennington Oval. Rothesay Court would be sited closest to the hotel entrance but
would still be set back approx. 40m from any residential windows. Given this set back,
and noting the existing theatre use, it is not considered that the arrival and departure
of guests would result in undue disturbance to neighbouring occupiers.

15 Designing Out Crime
15.1 Local Plan Policy Q3 Community safety states the Council will expect development to
utilise good design to design out opportunistic crime, anti-social behaviour and fear of
crime.
15.2 The application was referred to Secure by Design officers who provided no objections
to the development subject to conditions 53 and 54.
15.3 Concerns have been raised by neighbours regarding the rear maintenance area and
security issues this may allow to arise, particularly with regard to risk of burglary to
Hanover Gardens. These concerns are noted, however, the area would be set behind
a lockable access gate and by virtue of the nature of the hotel use, there would be an
on-site presence throughout day and night. Given this, officers do not considered that
the proposal would increase the risk of crime in this manner.
16 Trees, Ecology and Landscaping
16.1 Trees
16.1.1 There are currently 15 trees within the site boundary, of which three are protected by
Tree Preservation Order 73. There is a further tree directly on the site boundary
shared with 32 Hanover Gardens. Policy Q10 seeks to protect existing trees and will
not permit development that would result in the loss of trees of significant amenity,
historic and conservation value or give rise to the wellbeing of such trees.
16.1.2 A plan showing all existing trees on, and in the immediate vicinity of, the site is
provided in figure 32. The proposal seeks to remove four trees to facilitate the
development, of which one is covered by TPO 73 and labelled as 3015 on figure 32.
The four trees that are proposed to be removed are highlighted in orange and a
summary of the trees is provided in table 6.

Figure 32 Plan showing all existing trees on and near site, trees to be removed highlighted
in orange
Tree number
3003
3006
3013
3015

Type
False acacia
Common lime
Elder
Common lime

Category
C
C
C
C

TPO – y/n
N
N
N
Y

Table 6 Trees proposed to be removed
16.1.3 Each of the four trees that are proposed to be removed have been identified as being
within grade C meaning they are of a low quality and value. Each of the trees is
identified within the Tree Survey as either having issues that will eventually
necessitate their removal or being of otherwise low arboricultural merit. Tree no.
3015, which is subject to a TPO, is causing structural damage to a brick boundary
wall to the rear of the site. The tree survey suggests that it would be better to replace
the tree elsewhere within the site owing to the structural instability that will be caused
by retaining the tree. The council’s arboricultural officer has reviewed the tree survey
and agrees with the observations and recommendations within.
16.1.4 Additionally, the tree survey identifies the need to prune the remaining trees. Subject
to the imposition of a condition to ensure that this is done in accordance with the
relevant British Standard and arboricultural best practice. As two of the trees to be
pruned are covered by TPO 73, the applicant will also need to submit an application
for tree works. An informative advising of this is recommended.

16.1.5 Subject to conditions requiring the re-provision of the removed trees, it is not
considered that the removal of the four specified trees would result in a loss of visual
or arboricultural amenity. The proposal is therefore in accordance with Policy Q10.
16.2 Landscaping
16.2.1 Policy Q9 of the Local Plan states that development will be supported where it
maximises opportunities for greening; provides strong boundary treatments including
trees and shrubs; provides means of access routes which are compliant with highway
safety requirements; is attractive and well-designed; and provides sustainable
drainage and minimises surface run-off.
16.2.2 The application proposes to introduce soft landscaping to act as a buffer between the
front elevation of the hotel and the boundary. Soft landscaping to the building frontage
is a strong characteristic of the local area and so it is of particular importance that a
high quality planting scheme is secured. A condition is recommended to secure a full
landscaping scheme with full details of plant species. Soft landscaping is further
proposed to the rear of the hotel to provide visual amenity. Again, full details of this
is recommended to be secured by way of condition. Hard landscaping is proposed to
the area between the White House and the hotel which can again be secured by way
of condition.
16.3 Ecology
16.3.1 The application site is within an area of deficiency for access to nature. An ecological
appraisal has not accompanied the application, however, the council’s ecology officer
recommends that this be secured by way of condition. Particular regard should be
had protected species such as bat and nesting wild birds, and any habitats or features
that they use or have potential to be using. Subject to this condition, the proposals
would meet the requirements of Policy EN1 of the Local Plan.
16.4 Living roofs
16.4.1 Green roofs are proposed to the fifth and sixth floors of the proposed hotel building.
Such roofs would improve visual amenity, add to biodiversity habitat, reduce water
run-off and reduce heat transfer. Their exact details would be secured by condition.
A condition is also recommended to ensure the retention of the green roofs in
accordance with Policy EN1.
17 Transport
17.1 Local Plan Policy T1 states that the Council will promote a sustainable pattern of
development in the Borough, minimising the need to travel and reducing dependence
on the private car.

17.2 Site context
17.2.1 The site has a Public Transport Accessibility rating of 6(b) - which is considered
excellent on a scale of 0 to 6, where is 0 is worst and 6(b) is excellent.
17.2.2 People accessing the proposed site therefore benefit from excellent access to local
public transport services. These include 11 bus services with a frequency of between
5 and 12 buses per hour, Vauxhall Underground/Overground station (7.5-8min walk)
and Oval Underground (4-5 minute walk).
17.2.3 The site currently has a vehicular (footway) crossover to the adjoining A202 / access
to the Oval House Car Park. Bus lanes flank either side of the main carriageway along
Harleyford Street, making for a four-lane carriageway.
17.3 Access
17.3.1 Pedestrian access to the Site is via the footway of the A202 (Harleyford Street). There
is a signal-controlled pedestrian crossing immediately at the entrance to the site
which leads to the cricket ground. The proposed hotel would lead to an intensified
use of this crossing, particularly on match days and as such it is recommended that
a financial contribution be sought for upgrades to the crossing. This contribution
would cover the cost of anti-skid surfacing on the approach to the crossing.
17.3.2 Additionally, it is recommended that a contribution be sought towards the upgrade of
the main access/egress points to the site. The proposed development would result in
an intensified use of the site access as set out in the trip generation section below.
The contribution sought would provide an upgraded kerbline incorporating tactile
paving to help secure the safety of vulnerable road users. This would be secured by
way of a Section 278 agreement and would be required to be implemented prior to
the first occupation of the development.
17.3.3 The hotel benefits from excellent access to public transport and so it would be
anticipated that many guests would arrive by public transport. However, where guests
do not arrive by public transport, the majority would board/alight off-street in front of
the hotel by way of a one way in/out access from Kennington Oval. Smaller coach
parties would be accommodated on-site with vehicles able to enter and exit the site
in a forward gear. Larger coach parties would be arranged to take place on
Kennington Oval to the east of the cricket ground. Visitors would then be required to
cross Kennington Oval via the pedestrian crossing. As set out in para 17.3.1, a
contribution is sought towards improvements to this crossing to mitigate against the
intensified use.
17.3.4 Soft landscaping across the front boundary treatment is considered necessary to
make the scheme acceptable with regard to design. However, it is noted that this
could be detrimental to visibility splays for vehicles entering and particularly exiting

the site. An informative advising the applicant of the necessity to have regard to this
when discharging condition 31 is recommended and the soft landscaping scheme will
be reviewed by transport officers.

17.4 Trip Generation
17.4.1 TRICS (Trip Rate Information Computer System) is a database of trip rates for
developments used in the United Kingdom for transport planning purposes,
specifically to quantify the trip generation of new developments. TRICS challenges
and validates assumptions about the transport impacts of new developments. It is the
national system of trip generation analysis, a large database of inbound & outbound
transport surveys covering a wide variety of development types. This could take
account of the extant permission/use of the site.
17.4.2 The proposed 95-bed hotel is expected to generate 60 two-way person trips (17
arrivals and 43 departures) during the AM peak hour (08:00-09:00) and 67 two-way
person trips (34 arrivals and 33 departures) during the PM peak hour (18:00-19:00).
In total, throughout the course of the “daytime period” (i.e. 07.00-22.00), some 625
(2 way) pedestrian movements will be generated by this proposal.
17.4.3 Additionally, the proposed development would generate 5 taxi movements in the
morning peak period (09:00-10:00) and 11 during the evening peak period (18:0019:00), or 64 in total during the “daytime period” (i.e. 07.00-22.00). A further
assessment is proposed in section 17.6 of this report.
17.4.4 An assessment relating to the frequency of Servicing & Delivery trips is discussed in
section 17.8.
17.4.5 The proposed short term accommodation and office floorspace within The White
House are of such a scale that they are unlikely to generate a noticeable demand for
travel. Employees and residents would not be eligible for parking permits and no car
parking spaces would be available on site. This would be secured by way of an
obligation within the s106 agreement.
17.4.6 Additionally, a travel plan has been provided for guests and employees of the hotel.
This sets out how reliance on private vehicles would be reduced and the use of public
transport encouraged. With regard to hotel guests, this includes providing guests with
guidance on public transport on the hotel’s website and within booking information.
The hotel will also provide general travel information to guests at reception,
highlighting sustainable modes. Employees would be provided with a travel pack
upon commencement of employment which again would provide information on
public transport in addition to the local walking and cycling infrastructure. Measures
to encourage walking, cycling and public transport use as also set out in the travel

plan. The travel plan is considered acceptable subject to ongoing monitoring. The
requisite fee would be secured as an obligation within the s106.

17.5 Cycle Parking
17.5.1 In accordance with London Plan standards, the hotel would be required to provide 1
long stay cycle parking space per 20 bedrooms and 1 short stay space per 50
bedrooms. This would result in a requirement for five long stay spaces and 2 short
stay spaces.
17.5.2 It is proposed to provide 7 cycle stands to the front of the hotel, adjacent to the
entrance and a further 6 stands to the rear therefore exceeding the required quantum,
of spaces. It is understood that the cycle storage to the rear would be for use by
employees. The proposed plans are annotated to state that the employee cycle store
would be covered but it is recommended that full details are secured by way of
condition. The short term cycle parking to the front of the hotel does not need to be
secured, but must be covered to comply with London Plan standards. This is again
recommended to be secured by way of condition.
17.5.3 No details of cycle parking provision for the offices or short term accommodation
within the White House have been provided. However, given the size of the site it is
considered that this could be readily accommodated within the curtilage. It is
therefore recommended that full details are secured by way of condition. The London
Plan requires that 1 long stay space is provided per 90sqm of office floorspace in
inner/central London and 2 spaces would be required for the short term
accommodation.
17.5.4 There is a cycle docking station on Kennington Oval opposite the site which would
provide a further opportunity for users of the hotel, office and short term
accommodation to travel by cycle. The docking station usage report indicates that
there is sufficient availability at the existing docking station with 13 or more bikes
available at all times throughout the daytime period.
17.6 Car, Coach and Servicing Vehicle Parking
17.6.1 The A202 is classified as a ‘Red Route’ and comprises part of the Transport for
London Road Network (TLRN). The wider area is part of Kennington (Zone ‘K’)
Controlled Parking Zone (CPZ). Reflecting the excellent public transport accessibility
level and the existing CPZ, this proposal is well suited to a car parking permit free
development meaning that hotel employees would not eligible for business parking
permits in the future. It is recommended that this be secured by way of a s106
obligation. Similarly, it is recommended that employees and temporary residents
within The White House are not eligible for parking permits.

17.6.2 There are currently six on-site parking spaces and this would be reduced to three, all
of which would be allocated for disabled users. The reduction in parking spaces would
not be considered to result in a displacement of vehicles onto local streets as the
area is covered by the Kennington CPZ and employees of the site would not be
eligible for permits.
17.6.3 Paragraph 6A.8 of the London Plan parking addendum states that, where a proposed
hotel has a PTAL of between 4 and 6, parking should be limited to operational needs,
parking for disabled people and that required for taxis, coaches and
deliveries/servicing. The London Plan does not specify the quantum of parking
spaces required. As shown in figure 33 below, three dedicated disabled parking
spaces will be provided along with a servicing bay to accommodate coaches and
servicing vehicles. Larger coaches will need drop off passengers to the opposite side
of Kennington Oval, to the immediate east of the cricket ground as site constraints
prevent the hotel from being able to accommodate these vehicles on site. However,
as set out in the transport assessment, the logistics of dropping off guests on larger
coaches would be managed in the booking process with drivers made aware of the
restrictions locally.

Figure 33 Proposed parking layout – disabled bays highlighted in blue and
servicing/coach bay in green.

17.6.4 A condition is recommended to secure an electric vehicle charging point (EVCP)
serving one of the disabled bays in accordance with Policy T7 of the Local Plan and
the London Plan parking addendum.
17.7 Taxis
17.7.1 The table below shows the number of anticipated taxi trips arising from the proposed
hotel. The proposal would result in 5 taxi movements in the morning peak period
(09:00-10:00) and 11 during the evening peak period (18:00-19:00), or 64 in total
during the “daytime period” (i.e. 07.00-22.00). There are approximately 22,000
vehicular movements on Kennington Oval (A202) and therefore the quantum of taxi
movements would not be considered to result in any material impact upon the
capacity of the local highway. Furthermore, taxis would be able to collect and drop
off passengers on site in front of the hotel rather than relying on kerbside drop offs. It
is recommended that a taxi and private hire management plan is secured by way of
condition.

Table 7 Taxi trip rates
17.8 Deliveries and Servicing
17.8.1 Policy T8 of the Local Plan requires developments to make adequate provision for
servicing, appropriate to the scale, form and location of the proposal.
17.8.2 The site benefits from an existing vehicular access from Kennington Oval which is
proposed to be widened. This would allow for servicing vehicles to enter and exit the
site in a forward gear.
17.8.3 Transport for London have recommended that vehicles be permitted only to turn right
into the site and exit by turning left onto Kennington Oval. This is owing to concerns

regarding cyclist safety which were identified in the applicant’s Stage 1 Road Safety
Audit. Kennington Oval is a four lane carriageway with a shared bus and cycle lane
both east and westbound. If vehicles were permitted to turn left into the site, there are
concerns that cyclists would not be visible to drivers. The vehicle would cross the
path of cyclists (left hooking) who are travelling westwards in the bus lane which could
result in collisions. If vehicles were to be permitted to turn right out of the site, there
is concern that they would cross into the eastbound bus lane which would increase
the risk of collisions. It is recommended that a condition is secured requiring signage
and other appropriate physical measures to allow for right turn in, left turn out only.
Furthermore, TfL have requested that the detailed design of the vehicular crossovers
designs out, as far as possible, the ability for drivers to turn left into the site or turn
right out of the site. This will be dealt with through a section 278 agreement.
17.8.4 Swept path analyses have been submitted to demonstrate that 10m rigid HGVs and
large cars would have adequate space to manoeuvre within the site. This would allow
vehicles to enter and exit the site in a forward gear with adequate error margins. The
swept path analyses also demonstrate that a 10m rigid HGV, which would be the
largest vehicle likely to service the development, would be able to achieve a right turn
into the site and a left turn out of the site.

Figure 34 Swept path analyses for a 10m rigid HGV
17.8.5 A draft delivery and servicing plan has been submitted in support of the application.
A condition is recommended to secure a full delivery and servicing plan prior to the
occupation of the development.
17.8.6 The delivery and servicing plan projects that 5 – 6 deliveries per day would be
associated with a hotel of this type and size. These will comprise of laundry drop-offs
& collections, mail, newspaper deliveries and catering supplies for meat/fish,
fruit/vegetables, milk, bakery items, etc. Additional deliveries are expected on a
weekly or twice-weekly schedule for dry-cleaning, housekeeping supplies and the
delivery of other food and beverage items. Refuse vehicles will collect mixed waste
and recycling as well as glass and food waste on a daily basis.
17.8.7 Two refuse collections are projected per day, therefore, approximately 10 HGV/LGV
movements per day are projected. This doesn’t factor in more ad-hoc deliveries (for

example, fast food) been ordered/delivered by hotel guests. However, these are
informal/casual and do not regularly involve large vehicles entering/exiting the site,
with powered 2-wheelers generally delivering such.
17.8.8 The nature of a hotel is such that deliveries can be scheduled, with the majority of
activity to be undertaken Monday to Friday between 7am and midday and further adhoc deliveries expected outside of these hours. The ability to manage deliveries will
reduce potential conflict within the service yard and will ensure that no vehicles have
to wait on the local highway network. It is noted that typically, the average duration of
stay would be approximately 15 minutes, with a small proportion needing to stay for
longer.
17.8.9 It is acknowledged that TfL requested that deliveries be undertaken outside in the
‘deep off peak’ times of before 7am and after 7pm. However, officers would have
concerns regarding the impacts that servicing, particularly before 7am, would have
on the nearby residential neighbours. Should it not be possible to secure these hours,
TfL requested that no deliveries take place during the morning peak of 7am – 10am.
It is noted that the DSP states that the majority of deliveries would take place between
7am and midday, however, it is considered necessary to restrict deliveries before
10am to ensure the safe operation of the highway. The hours that deliveries would
be permitted would be controlled by condition 12.
17.8.10
With regard to the office within the White House, it is not considered that it
would give rise to any notable delivery or servicing requirements given its modest
size. Nonetheless, the site is able to accommodate servicing vehicles and full details
of how this will be managed in conjunction with the hotel will be secured by way of
condition within the full delivery and servicing plan.
17.8.11 As set out in paragraph 17.5.3, the development would allow for all servicing to be
accommodated on site in accordance with Policy T7 (b). Given the above assessment,
officers consider that the servicing of the development would be unlikely to be
detrimental to the safe operation of the highway. This would be subject to a full delivery
and servicing plan being secured by way of condition, incorporating the mitigation
measures
set
out
above.
17.9 Conclusion
17.9.1 The proposed development is considered acceptable with regard to transport and
highway impacts subject to the following:
Conditions



Full details of cycle parking provision for hotel, office and short term
accommodation;
Provision of EVCP to one car parking space;








Compliance with hotel travel plan
Submission of a full delivery and servicing plan
Restriction on deliveries to the following hours:
o 10am – 8pm Monday - Sunday
Taxi and private hire management plan
Disabled parking to be retained for the lifetime of the development
Details of signage (in relation to restricted turning on entry to and egress from
the site)

Obligations





Financial contribution for anti-skid surfacing on approach to pedestrian
crossing
Financial contribution for tactile paving
s278 agreement for works to increase width of existing crossover and for
works to instate new crossover
Travel plan monitoring fee

18 Construction Impacts
18.1 Policy T8 states that planning applications for major developments should include a
Construction Management and Logistics Plan that is appropriate to the scale of the
development, demonstrating arrangements for construction traffic and how
environmental, traffic and amenity impacts will be minimised.
18.2 The application site adjoins residential properties and enjoys a high visible and
prominent frontage to Kennington Oval and Harleyford Road. Construction activities
have potential to impact on the area including the amenity of nearby residential
properties and on the general amenity of the area. To address these impacts and to
ensure the external appearance of the application site is satisfactory during the
construction period, officers recommend the following conditions;


Submission of a detailed Method of Construction Statement which provides full
details of the proposed construction methodology. The statement should advise
how neighbours will be notified of any works and all reasonable measures to
protect residential amenity



Submission of a Hoarding Strategy, to ensure the hoarding maintains an attractive
appearance throughout the entire construction period.



Submission of an Air Quality and Dust Management Plan (AQDMP)



Condition requiring all non-road mobile machinery to be compliant with the NRMM
Low Emission Zone requirements

19 Health & Safety
19.1 Paragraph 108 of the NPPF states that the planning system should contribute to and
enhance the natural and local environment by preventing both new and existing
development from contributing to or being put at unacceptable risk from, or being
adversely affected by unacceptable levels of soil, air, water or noise pollution or land
instability.
19.2 Policy 5.22 of the Local Plan states that when assessing developments near
hazardous installations a site specific circumstances and proposed mitigation
measures should be taken into account when applying the Health and Safety
Executive's Planning Advice Developments near Hazardous Installations (PADHI)1
methodology and the risks should be balanced with the benefits of development and
should take account of existing patterns of development.
Policy PN8 of the Local Plan requires that development in the vicinity of the Oval
Gasometers should seek and give due weight to advice from the Health and Safety
Executive (HSE) and mitigation measures should be included as necessary.
19.3 The HSE uses a tool known as PADHI+ to give Local Planning Authorities advice on
proposed developments near hazardous installations. HSE advises the LPA on the
nature and severity of the risks presented by the installation to people in the
surrounding area so that those risks are given due weight by the LPA when making it
decision. Taking account of the risks, HSE will advise against the proposed or simply
note that it does not advise against.
19.4 In this instance, as the development proposed is mixed use, it was not possible to use
PADHI+ and the proposal was referred to HSE for comment. The HSE advised that
they do not advise against the granting of planning permission for this development. It
is therefore not considered that the development would be at any level of unacceptable
risk.

20 Sustainable Design and Construction
20.1 Local Plan Policy EN4 (a) states that all development, will be required to meet high
standards of sustainable design and construction feasible, relating to the scale, nature
and form of the proposal.
.
20.2 Carbon Emissions
20.2.1 London Plan Policy 5.2 states that development proposals should make the fullest
contributions to minimising carbon dioxide emissions in accordance with the following
energy hierarchy:
1. Be lean: use less energy
2. Be clean: supply energy efficiently
3. Be green: use renewable energy

20.2.2 The application has been accompanied by an energy strategy report. The proposed
hotel is anticipated to achieve a 37.2% reduction in carbon emissions over the target
emissions rate as set by Part L of the Building Regulations. This would meet the
requirements of Policy 5.2 of the London Plan by exceeding the target reduction of
35%. The application was amended to include photovoltaic panels to the roof of the
fifth and sixth storeys of the hotel which would further reduce the carbon emissions.
A condition is recommended to secure design stage carbon calculations to ensure
that the targeted emissions reductions are achieved.
20.2.3 There are no district heating schemes in close proximity of the development to which
the hotel could connect to. However, the submitted energy strategy report advises
that the development will be designed so as to allow for a future connection to a
district heat network should one come forward in the future.
20.2.4 In response to the comments provided by the council’s sustainability consultant, the
applicant produced an overheating assessment to demonstrate that the hotel would
not unduly rely on mechanical cooling methods. The assessment demonstrates to
the satisfaction of officers that the proposed hotel, including all bedrooms, would
comply with the relevant standard. The assessment takes account of climate change
and further demonstrates that the hotel would not unacceptably rely on mechanical
cooling in 2050.
20.2.5 With regard to the White House, thermal improvements to the building as a result of
the refurbishment would allow for a carbon emissions reduction of 40% over existing.
As this is a listed building it is not required to comply with the requirements of Part L
of the Building Regulations. Nonetheless, the improvements to thermal efficiency and
energy consumption are welcomed.
20.3 BREEAM
20.3.1 Local Plan Policy EN4 (b) states that proposals should demonstrate in a supporting
statement that sustainable design standards are integral to the design, construction
and operation of the development. Non-residential developments should also be
accompanied by a pre-assessment, demonstrating how the following BREEAM
standards, or any future replacement standards, will be met. Policy EN4(b) (i) states
that all new non-residential development and non-self-contained residential
accommodation, should meet at least BREEAM ‘Excellent’.
20.3.2 A BREEAM pre-assessment has been submitted which indicates that the
development would achieve a rating of ‘excellent’ with a score of 73.69%. This would
be in accordance with the requirements of Policy EN4(b), subject to a condition
requiring the submission of BREEAM design stage and final stage certification and
summary score sheets.

21 Other Environmental Matters
21.1 Flood Risk and Land Stability
21.1.1 The Site is located within Environment Agency Flood Zone 3, and therefore
considered to have a high risk of fluvial flooding. However, it should be noted that this
risk is reduced by the flood defence systems along the River Thames.
21.1.2 The Environment Agency provided comments and raised no objections to the
proposed development in terms of flood risk matters.
21.1.3 In accordance the NPPF it is necessary for applicants to consider the suitability of the
site for the proposed development in terms of ground conditions and land instability.
A small basement is proposed to house plant equipment below the hotel. No
basement method statement has been provided, however, it is considered that this
can be secured by way of condition given the relatively limited extent of excavation
proposed.
21.2 Sustainable Drainage (SUDs)
21.2.1 Policy EN6 of the Local Plan requires that sustainable drainage systems (SuDS) are
incorporated in development proposals to mitigate and enhance the development’s
impact on flood risk, water quality and habitat/amenity value.
21.2.2 The site is at low risk of flooding from surface water. The application proposes a
below ground surface water drainage system to serve the development which will
discharge to the public sewer. Below ground attenuation would be provided in the
form of high efficiency void forming crates.
21.2.3 The proposed development would result in an increase in permeable area across the
site and would deliver additional soft landscaping. This would result in a reduction of
surface water run off rates and volumes of 30%.
21.2.4 The principle of the proposed drainage strategy is acceptable subject to a condition
requiring the submission of management and maintenance details.
21.2.5 The application site is within 5m of a strategic water main. Thames Water have stated
that they have no objection to this subject to a number of conditions and informatives
to be attached to the consent. The conditions seek to secure a piling method
statement and details of how the development will be delivered so as to prevent
damage to subsurface potable water infrastructure.

21.3 Air Quality
21.3.1 The proposed development is a major development located within a borough-wide
Air Quality Management Area and between two GLA-designated Air Quality Focus
Areas (areas of high pollution combined with high exposure) of Vauxhall Cross and
Kennington Oval. It is also located in close proximity to a number of sensitive
receptors including a large number of residential properties in the vicinity as well as
community centres, youth clubs and several primary schools: Archbishop Tenison
Primary School, St. Mark’s CE Primary School, St. Anne’s RC Primary School and
Henry Fawcett Primary School and Children’s Centre.
21.3.2 Within AQMAs, developments should be at least ‘air quality neutral’ and not lead to
further deterioration of existing poor quality.
21.3.3 The accompanying air quality assessment has demonstrated that emissions from the
proposed energy centre, including the proposed CHP for the hotel section, fall below
the air quality neutral benchmark for buildings and the conclusion that the
development will be air quality neutral in terms of buildings emissions is accepted.
This does, however, need to be secured by way of condition to ensure that the
development meets London Plan and Lambeth emission limits form the energy
centre.
22 Employment and Training
22.1 The proposed hotel and office are employment generating uses. It is noted that the
existing theatre, and its associated office floorspace, is an employment generating use.
However, these jobs will be re-provided within the replacement Somerleyton Road
theatre and as such the development now proposed would result in a net increase in
jobs within the borough. The number of jobs that would be created by the development
is not specified within the submission documents. However, using the Homes and
Communities Agency (HCA) employment densities, it is estimated the hotel would
result in 31 full time equivalent (FTE) jobs.
22.2 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 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

22.3 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 those who
may struggle to access the opportunities without extra support, in particular the longterm unemployed and young people. The contribution is calculated according to a
formula set out in the draft SPD:
New floor area/floor area per employee (based on HCA employment densities)
X
25 per cent of Lambeth residents expected to be employed as part of total workforce
X
17.8 per cent of Lambeth residents with qualifications equivalent to or less than NVQ1
requiring training and /or support
X
£6,500 average cost for Lambeth unemployed resident in terms of support and training
to obtain access to a skilled job
22.4 For this development, the contribution would be £9,160 to cover the employment
generated by the hotel. This will be secured by way of a s106 obligation. As there will
be an increase in class B1(a) floorspace of 201sqm, it is considered necessary to seek
a contribution on the uplift. On this basis, the contribution would be £4,472.
23 Planning Obligations and CIL
23.1 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).
23.2 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.
23.3 The proposed obligations to be secured through the S106 Agreement are as follows:
Land Use
Restrict further implementation of extant consent 10/01969/OUT
Employment & Skills
Employment and Skills Plan to cover construction and post occupation as follows:
 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



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
Employment and skills financial contribution - £9,160 (hotel) and £4,472 (office)
Transport
Removal of parking permits for employees of hotel and office and occupants of short term
accommodation
Travel plan monitoring fee (£3,000)
Highway Improvements (s278)
Anti-skid surfacing on approach to pedestrian crossing
Upgraded main access/egress points incorporating tactile paving
Widening of existing access
Other
Monitoring fee of 5% of the total financial obligations
Community Infrastructure Levy
23.4 The application site is within charging zone B as defined by Lambeth’s adopted CIL
charging schedule. All uses proposed by this development – hotel, office and sui
generis short term accommodation – have a nil charge for Lambeth CIL. As such, on
the basis of the information supplied with the planning application, there will be no
Lambeth CIL charge on this application.
23.5 If the application is approved and the development is implemented, a liability to pay
the Mayoral Community Infrastructure Levy (CIL) will arise. The Mayoral CIL charge is
estimated at £99,155 on the basis of the information supplied with the planning
application. Mayoral CIL is used specifically to fund Crossrail.
24 CONCLUSION
24.1 The proposed re-development of the Site would provide a new 95 bedroom hotel, and
uplift of 201sqm of class B1(a) office floorspace and short term accommodation for
academy cricket players. The existing theatre would be re-provided at Somerleyton
Road and this would be secured by way of a Grampian condition, thus bringing this
element of the scheme into full compliance with Policy S1 of the Local Plan. Whilst the
introduction of a hotel on the site would be contrary to Policy 4.5 of the London Plan
and Policy ED12 of the Local Plan, the applicant benefits from an extant consent for a
larger hotel on the cricket ground site (ref. 10/01969/OUT). An obligation is
recommended to restrict the further implementation of the consent which would
prevent the hotel from being built.
24.2 The development would see the reuse of the Grade II listed White House building and
the reinstatement of original features. This is in addition to the demolition of the Oval
House Theatre building, which is of limited architectural merit, and its replacement with
a more appropriate and congruent building. The development is not considered to

result in any harm to the conservation area, the Grade II listed White House, the locally
listed pavilion within the Oval Cricket Ground or the listed buildings to the rear of the
site and is considered to be in accordance with Policy Q5, Q7, Q20, Q22 and Q23 of
the Local Plan.
24.3 The development would provide acceptable standards of hotel accommodation, and
would not impact unacceptably on the local transport system. The development would
further not be considered to result in any unduly harmful impacts upon residential
amenity. Furthermore, the scheme would provide employment and training benefits for
local people during the construction phase of the development and in the end use of
the site.
24.4 Officers consider that the development would be in compliance with the Development
Plan for the Borough. Officers are therefore recommending approval of the scheme,
subject to conditions and completion of a Section 106 Agreement.
25 EQUALITY DUTY AND HUMAN RIGHTS
25.1 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).
25.2 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.
25.3 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.
26 RECOMMENDATION
26.1 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.
26.2 Resolve to grant conditional Listed Building Consent.

26.3 Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:



Finalise the recommended conditions as set out in this report, addendums
and/or PAC minutes; and
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).

26.4 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.
26.5 In the event that the Section 106 Agreement is not completed within six 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: P7009 Ovalhouse Theatre and W...

Our Ref: 18/04183/FUL

Surrey County Cricket Club
c/o Rolfe Judd Planning
Old Church Court
Claylands Road
The Oval
London
SW8 1NZ

DRAFT DECISION NOTICE
Dear Surrey County Cricket Club

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: 18/04183/FUL
08.01.2019

Date of Application: 28.09.2018

Date of Decision:

Proposed Development At: Oval House Kennington Oval London SE11 5SW
For: Application for Full Planning Permission and Listed Building Consent for the demolition of the existing
Ovalhouse Theatre and the construction of a part five part six storey hotel building (Use Class C1),
comprising 95 bedrooms, ancillary bar and restaurant and associated landscaping, servicing, on-site parking
and new boundary treatment; and refurbishment of the Grade II listed White House building consisting of the
replacement of a modern single storey rear extension, the removal of modern internal partitions and the
change of use of the second floor from B1a office to temporary residential accommodation (Sui Generis).
(Planning and Listed Building Consent applications 18/04183/FUL and 18/04184/LB).

Approved Plans
dwg no: T10E01 (Rev 1A); T10E02 (Rev 1A); T10P00 (Rev 1A); T10P01 (Rev 1A); T10P02 (Rev 1A);
T10P03 (Rev 1A); T18P01 (Rev 1A); T18P02 (Rev 1A); T18P00 (Rev 1A); T10E01-WH (Rev 1A); T10P01WH (Rev 1A); T10E02-WH (Rev 1A); T10P-1-WH (Rev 1A); T10P00-WH (Rev 1A); T10E03-WH (Rev 1A);
T10E04-WH (Rev 1A); T10P02-WH (Rev 1A); T18E01-WH (Rev 1A); T10S01-WH (Rev 1A); T18P00-WH
(Rev 1A); T10P03-WH (Rev 1A); T18P-1-WH (Rev 1A); T18E04-WH (Rev 1A); T10S02-WH (Rev 1A);
T18P01-WH (Rev 1A); T18S01-WH (Rev 1A); T18P02-WH (Rev 1A); T18S02-WH (Rev 1A); T20E02 (Rev
1A); T20S01 (Rev 1A); T20S03 (Rev 1A); T20S02 (Rev 1A); T20P-1 (Rev 1A); T20S05 (Rev 1A); T20E04
(Rev 1A); T20S04 (Rev 1A); T20E03 (Rev 1A); T20E01 (Rev 1A); T20P00-WH (Rev 1A); T20P03-WH (Rev
1A); T20P01-WH (Rev 1A); T20P02-WH (Rev 1A); T20P-1-WH (Rev 1A); T20S01-WH (Rev 1A); T20P05
(Rev 1B); T20P04 (Rev 1B); T20P03 (Rev 1B); T20P06 (Rev 1B); T20P00 (Rev 1B); T20E06 (Rev 1B);
T20P02 (Rev 1B); T20P01 (Rev 1B); T20E05 (Rev 1B); T20E04-WH (Rev 1B); T20E01-WH (Rev 1B);
T90P00 (Rev 1A); AC18002-CIV-002 (Rev A); AC18002-CIV-001 (Rev B); 2018-3304-011; 2018-3304-002
(Rev F); T10E03 (Rev 1A) and T20S02-WH (Rev 1A); Design and Access Statement dated 26-09-18; Air
Quality Assessment dated September 2018; Noise and Vibration Assessment dated September 2018;
Daylight and Sunlight Assessment dated August 2018; Planning Statement dated September 2018;
Statement of Community Involvement dated September 2018; Flood Risk Assessment dated September
2018; Transport Statement dated September 2018; Travel Plan dated September 2018; Tree Survey dated
December 2018; Area Schedule dated 8 August 2018; Delivery and Servicing Plan dated September 2018;
Energy Strategy dated September 2018; Construction Management Plan dated September 2018; Drainage
Strategy dated September 2018; Thames Water letter dated 31 August 2018; Private Manhole Schedule;
Drainage Strategy addendum - Rev A dated 29/11/18; Overheating Assessment Report dated November
2018; Consultation feedback response dated 28-11-18; Boundary Treatment document dated 10-12-18;
Covering letter dated 26 September 2018; Email from Rolfe Judd Planning dated 27/11/18; Verified views existing and proposed - Hanover Square; Existing and proposed views - Kennington Oval (south); Harleyford
Road and Kennington Oval (east)

1
The development to which this permission relates must be begun no later than three years from the
date of this decision notice.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990.
2.
The development hereby permitted shall be carried out in complete accordance with the approved
plans and drawings listed in this decision notice, other than where those details are altered pursuant to the
conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3.
No demolition or development shall commence until full details of the proposed mitigation measures
for impact on air quality and dust emissions, in the form of an Air Quality and Dust Management Plan
(AQDMP), have been submitted to and approved in writing by the local planning authority. In preparing the
AQMDP the applicant should follow the guidance on mitigation measures for Medium Risk sites set out in
Appendix 7 of the Control of Dust and Emissions during Construction and Demolition SPG 2014. Both 'highly
recommended' and 'desirable' measures should be included. 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 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.
Automatic continuous PM10 monitoring should be carried out on site. Baseline monitoring should commence
at least 3 months before the commencement of works and continue throughout all construction phases.
Details of the equipment to be used, its positioning, trigger levels, additional mitigation to be employed during
high pollution episodes and a proposed alert system should be submitted to the Council for approval.
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: 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).
4.
Prior to the commencement of the hotel development hereby approved a Basement Method
Statement and Flood Risk Assessment shall be submitted to and approved in writing by the Local Planning
Authority. This statement shall include details regarding:
a)
Detailed site specific analysis of hydrological and geotechnical local ground conditions;
b)
Analysis of how the excavation of the basement may impact on the water table and any ground
water floor, and whether perched water is present;
c)
Details of measures proposed to mitigate any risks in relation to land instability;
d)
Demonstration of how cumulative effects have been considered;
e)
A comprehensive non-technical summary document of the assessments provided and information
submitted against (a) to (e) of this condition.
Reason: Development must not commence before this conditions is discharged to avoid hazard in relation to
land instability and increased flood risk caused by the basement excavation (Paragraph 121 of the National
Planning Policy Framework 2012 and Policy EN5 of the Lambeth Local Plan 2015).
5.
Prior to the commencement of development a site hoarding strategy shall be submitted outlining the
following:
o
A plan showing the location of the site hoarding;
o
Details of displays on the site hoardings surrounding the site; and
o
Details of maintenance of the site hoarding including removal of graffiti and other measures to
ensure the hoarding maintains an attractive and tidy appearance throughout the entire construction period.
This strategy shall be submitted to and approved in a timescale to be agreed in writing with the Local
Planning authority. The development shall thereafter be implemented in strict accordance with the approved
details.
Reason: To minimise danger and inconvenience to highway users and to ensure that the external
appearance of the site is satisfactory (Policies T8 and Q2 of the London Borough of Lambeth Local Plan
(2015)).

6.
No development, including demolition and site clearance, shall commence until relevant evidence,
including but not limited to, build contracts and a development agreement has been submitted to the Local
Planning Authority to demonstrate to the satisfaction of the LPA that the theatre shall be re-provided
elsewhere in the Borough.
The evidence must demonstrate to the satisfaction of the LPA that the replacement theatre shall be of an
equal or better quality than existing including the quantum of floorspace and provision of specialist facilities.

The evidence must further demonstrate that the replacement theatre shall be available for immediate
occupation prior to the commencement of demolition and site clearance works. Should it not be possible to
demonstrate this, full evidence of temporary accommodation for the theatre shall be submitted to and
approved in writing by the Local Planning Authority prior to the commencement of any demolition or site
clearance works. This evidence must include, but not be limited to, lease agreements demonstrating that the
temporary accommodation will be available prior to the commencement of demolition or site clearance works
and for the duration of the construction of the permanent theatre and floor plans to demonstrate that the
temporary accommodation will be of an acceptable standard to allow the theatre to operate.
Reason: To ensure that there is no loss of a community facility within the Borough (Policy S2 of the Lambeth
Local Plan (2015)).

7.
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
then Lambeth Local Plan (2015)).
8.
Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 or the
Town and Country Planning (General Permitted Development) Order 2015 (or any orders revoking and reenacting those orders with or without modification) the second floor of The White House (approved plan no.
T20P02-WH Rev 1A) shall only be used for the provision of short term accommodation for academy players
in contract with Surrey County Cricket Club (as described within the email dated 27 November 2018 from
Rolfe Judd Planning) and for no other purposes whatsoever.
Reason: To ensure that the accommodation is used only for the purposes proposed in order to prevent an
overconcentration of general visitor accommodation (policy ED12 of the London Borough of Lambeth Local
Plan (2015)).
9.
The short term accommodation to the second floor of The White House (approved plan no. T20P02WH Rev 1A) shall not be occupied by any individual for a period exceeding six months within any twelve
month period.
Reason: To protect the residential amenity of future occupants (policy Q2 and H5 of the London Borough of
Lambeth Local Plan (2015)).
10.
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.
11.
No demolition or development shall commence until full details of the proposed construction
methodology, in the form of a Method of Construction Statement, have been submitted to and approved in
writing by the local planning authority. The Method of Construction Statement shall include details regarding:
a)
The notification of neighbours with regard to specific works;
b)
Advance notification of road closures;
c)
Details regarding parking, deliveries, and storage;
d)
Details regarding dust mitigation;
e)
Details of measures to prevent the deposit of mud and debris on the public highway; and
f)
Any other measures to mitigate the impact of construction upon the amenity of the area and the
function and safety of the highway network.
No demolition or development shall commence until provision has been made to accommodate all site
operatives', visitors' and construction vehicles loading, off-loading, parking and turning within the site or
otherwise during the construction period in accordance with the approved details. The demolition and

development shall thereafter be carried out in accordance with the details and measures approved in the
Method of Construction Statement.
Reason: Development must not commence before this condition is discharged to avoid hazard and
obstruction being caused to users of the public highway and to safeguard residential amenity from the start
of the construction process (policies 7.14 of the London Plan (2015); and policies T6 and T8 of the Lambeth
Local Plan (2015)).

12.
Vehicles shall only service the site between the hours of 1000 and 2000 hours Mondays to Sundays
and Bank Holidays.
Reason: To protect residential amenity and to ensure the safe operation of the highway (Policies T6, T8 and
Q2 of the Lambeth Local Plan (2015))
13.
Notwithstanding the approved plans, prior to the commencement of above ground works, details
demonstrating how vehicles will be restricted to entering the site via a right turn and exiting the site via a left
turn through physical measures shall be submitted to and approved in writing by the Local Planning
Authority. The approved details shall be implemented prior to the occupation of the hotel development
hereby approved and shall be retained thereafter.
Reason: To ensure the safe operation of the highway (Policies T6 and T8 of the Lambeth Local Plan (2015)).
14.
The vehicular turning area shown on the approved plans no. 2018-3304-011 and 2018-3304-002
(Rev F) shall be provided prior to the first occupation of the hotel hereby permitted and that area shall not
thereafter be used for any other purpose, or obstructed in any way.
Reason: To minimise danger, obstruction and inconvenience to users of the highway (policies T1, T6 and T8
of the London Borough of Lambeth Local Plan (2015)).
15.
Prior to the commencement of the development hereby permitted, details of the upgraded vehicular
access to the site shall be submitted to and approved in writing by the local planning authority. The new
vehicular access shall be installed in accordance with the approved details prior to the occupation of the
development hereby permitted.
Reason: To minimise danger, obstruction and inconvenience to users of the highway (policies T1, T6 and T8
of the London Borough of Lambeth Local Plan (2015)).
16.

No vehicles shall enter or leave the site other than in a forward direction.

Reason: To minimise danger, obstruction and inconvenience to users of the highway (policies T1, T6 and T8
of the London Borough of Lambeth Local Plan (2015)).
17.
No loading or unloading of goods, including fuel, by vehicles arriving at or departing from the site
shall be carried out other than within the curtilage of the site.
Reason: To minimise danger, obstruction and inconvenience to users of the highway, and to safeguard the
amenities of adjoining properties (policies T1, T6, T8 and Q2 of the London Borough of Lambeth Local Plan
(2015)).
18.
The scheme for disabled parking and manoeuvring and the loading and unloading of vehicles shown
on the submitted plans shall be laid out in accordance with the approved details prior to the initial occupation
of the development hereby permitted and that area shall not thereafter be used for any other purpose, or
obstructed in any way.
Reason: To enable vehicles to draw off, park and turn clear of the highway, minimising danger, obstruction
and inconvenience to users of the adjoining highway and to minimise impact on amenity (policies T1, T6, T7,
T8 and Q2 of the London Borough of Lambeth Local Plan (2015)).
19.
At least one vehicular parking spaces shall be provided with electrical charging points for electric
vehicles.
Reason: To encourage the uptake of electric vehicles in accordance with London Plan Policy 6.13.

20.
The measures within the approved Travel Plan dated September 2018 shall be implemented prior to
the first occupation of the hotel and shall be so maintained for the duration of the use, unless the prior written
approval of the Local Planning Authority is obtained to any variation.
Reason: To ensure that the travel arrangements to the site are appropriate and to limit the effects of the
increase in travel movements (Policy 6.3 of the London Plan 2015 and Policies T1 and T6 of the Lambeth
Local Plan (2015)).
21.
Prior to the occupation of the development hereby permitted, details of the provision to be made for
cycle parking for employees and temporary residents of the White House and employees and guests of the
hotel shall be submitted to and approved in writing by the Local Planning Authority. The cycle parking shall
thereafter be implemented in full in accordance with the approved details before the use hereby permitted
commences and shall thereafter be retained solely for its designated use.
Reason: To ensure adequate cycle parking is available on site and to promote sustainable modes of
transport (Policies T1, T3 and Q13 of the London Borough of Lambeth Local Plan (2015)).
22.
Prior to the commencement of the any use hereby permitted, an updated Delivery and Servicing
Plan (TTP Consulting, dated September 2018) shall be submitted to and approved in writing by the Local
Planning Authority. Thereafter all deliveries and servicing to/from the relevant part of the development shall
only occur in accordance with the approved Delivery and Servicing Plan unless otherwise agreed in writing
by the Local Planning Authority. The submitted details will include:
o
Commitment for all service vehicles to be FORS accredited
o
Details of the servicing and delivery requirements for the office floorspace within the White House
and how this will be managed in conjunction with the approved hotel
o
The servicing and delivery times specified in other conditions
o
Details of the storage and collection of cooking oils
Reason: To minimise danger, obstruction, and inconvenience to users of the highway (Policies ED12, T6
and T8 of the Lambeth Local Plan (2015)).
23.
Prior to the commencement of the hotel use, a taxi and private hire management plan shall be
submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be
implemented in full accordance with the approved management plan unless otherwise agreed in writing by
the Local Planning Authority.
Reason: To minimise danger, obstruction and inconvenience to users of the highway (Policies ED12 and T6
of the Lambeth Local Plan (2015)).
24.
The arrival and departure of guests by way of coach shall be managed in accordance with the details
contained within the approved Transport Statement (TTP Consulting, dated September 2018) unless
otherwise agreed in writing by the Local Planning Authority.
Reason: To minimise danger, obstruction and inconvenience to users of the highway (Policies ED12, T6 and
T8 of the Lambeth Local Plan (2015)).
25.
Prior to the commencement of the office and short term residential use hereby permitted within the
White House, details of waste and recycling storage for the development shall be submitted to and approved
in writing by the local planning authority. The waste and recycling storage shall be provided in accordance
with the approved details prior to the commencement of the use hereby permitted, and shall thereafter be
retained solely for its designated use. The waste and recycling storage areas/facilities should comply with
the Lambeth's Refuse & Recycling Storage Design Guide (2013), unless it is demonstrated in the
submissions that such provision is inappropriate for this specific development.
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 (policies Q2 and Q12 of the London
Borough of Lambeth Local Plan (2015)).

26.
Prior to the commencement of the hotel use hereby approved, the refuse and recycling store shall be
provided as shown on the approved plans (dwg no. T20P00 rev. 1B) and shall thereafter be retained solely
for its designated use.
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 (policies Q2 and Q12 of the London
Borough of Lambeth Local Plan (2015)).

27.
Prior to the commencement of the development hereby approved a Tree Protection Plan that
accords with Section 7 of BS5837:2012 and relates to all retained trees on the site shall be submitted to and
approved in writing by the Local Planning Authority. The Tree Protection Plan shall be implemented in strict
accordance with the approved details and put in place before any machinery, demolition, materials storage
or development commences on the site.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which represent an
important visual amenity to the locality (Policies Q2, Q9 and Q10 of the London Borough of Lambeth Local
Plan 2015).
28.
The tree removal and access pruning required to facilitate the development shall be carried out in
line with the approved 'Tree survey and removal and retention' plan Dwg No. 38.1038.02 contained in the
submitted Arboricultural report (Dec 2018). Thereafter, the approved works shall be carried out in
accordance with BS3998:2010 and current arboricultural best practice.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which represent an
important visual amenity to the locality (Policies Q2, Q9 and Q10 of the London Borough of Lambeth Local
Plan 2015).
29.
Prior to the commencement of the development hereby approved, an Arboricultural Method
Statement in accordance with section 7 of the BS5837:2012 relating to (a) the removal of existing hard
surface material and installation of new surfacing within the root protection area of retained trees and (b) the
associated lowering and / or building up of soil levels within the root protection area of the retained trees c)
the routing of all service and utility runs in relation to retained trees shall be submitted to and agreed in
writing by the Local Planning Authority. Thereafter, the Arboricultural Method Statement shall be
implemented in strict accordance with the approved details.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which represent an
important visual amenity to the locality (Policies Q2, Q9 and Q10 of the London Borough of Lambeth Local
Plan (2015)).
30.
Prior to the commencement of the development hereby approved, details of a scheme of
Arboricultural Site Supervision and Tree Protection Monitoring shall be submitted to and approved in writing
by the Local Planning Authority. The details shall include an on-site 'Pre-commencement' meeting to include
the Lambeth Council's Arboricultural Officer as part of the site induction process. The development shall
thereafter be implemented in strict accordance with the approved details.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which represent an
important visual amenity to the locality (Policies Q2, Q9 and Q10 of the London Borough of Lambeth Local
Plan (2015)).
31.
Prior to commencement of above ground building works, a specification of all proposed soft
landscaping and tree planting has been submitted to and approved in writing by the Local Planning Authority.
The scheme of soft landscaping shall include details of the quantity, size, species, position and the proposed
time of planting of all trees and shrubs to be planted, together with 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. In addition all shrubs and hedges to be planted that are intended to achieve a significant size and
presence in the landscape shall be similarly specified. All tree, shrub and hedge planting included within the
above specification shall accord with BS3936:1992, BS4043:1989 and BS8545:2015 and current
Arboricultural best practice. The submitted details must demonstrate to the satisfaction of the Local Planning
Authority that planting to the boundary will not be to the detriment of vehicular visibility splays when exiting
the site.

Reason: To ensure a satisfactory and appropriate landscape scheme relative to the development and to
ensure the safe operation of the highway (Policies Q9, T6 and T8 of the London Borough of Lambeth Local
Plan (2015)).
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 or the
substantial completion of the development, whichever is the sooner. 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.
Reason: To ensure a satisfactory and appropriate landscape scheme relative to the (Policy Q9 of the
Lambeth Borough of Lambeth Local Plan (2015)).
33.
Prior to the commencement of development, including any demolition of site clearance works, an
ecological appraisal shall be submitted to and approved in writing by the local planning authority. The
development shall thereafter be implemented in full accordance with the approved details unless the prior
written approval of the Local Planning Authority is obtained to any variation.
Reason: To ensure the development would not be detrimental to the ecological value of the site (Policy EN1
of the London Borough of Lambeth Local Plan (2015)).
34.
Prior to the installation of the green roof, a detailed specification of the green roof should 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 for the lifetime of the
development. The green roof shall only be installed and thereafter maintained in accordance with the
approved details.
Reason: To safeguard the visual amenities of the area (policies Q2 and Q9 of the London Borough of
Lambeth Local Plan (2015)).
35.
No development shall commence on site until a detailed Sustainable Drainage System (SuDS)
Strategy document in accordance with the proposal set out in submission ref. AC19002-R3 (Rev:A) Oval
House Hotel Drainage Strategy has been provided for approval by the Local Planning Authority. The
Strategy Document must include details of 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 and
maintained in accordance with the approved details before the hotel development is first put in to
use/occupied.
Reason: To ensure the development is provided with a satisfactory means of drainage and thereby
preventing the risk of flooding. It is important that these details are agreed prior to the commencement of
development as any works on site could have implications for drainage, flood risk and water quality in the
locality (Policy EN6 of the London Borough of Lambeth Local Plan (2015)).
36.
Prior to the installation of the Combined Heat and Power (CHP) plant and gas boiler system, full
details of the final design shall be submitted to and approved in writing by the Local Planning Authority. The
details shall demonstrate compliance with the emission standards set out in the GLA's Sustainable Design
and Construction Supplementary Planning Guidance 2014 (or any superseding requirements).
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
37.
Prior to the commencement of above ground works of the hotel hereby approved a BREEAM Design
Stage certificate and summary score sheet demonstrating that a rating of 'Excellent' can be achieved shall
be submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure that the development has an acceptable level of sustainability (policy EN4 of the London
Borough of Lambeth Local Plan (2015))
38.
Within three months of the occupation of any part of the hotel a final code certificate shall be
obtained confirming the development hereby permitted has achieved a minimum BREEAM New
Construction rating of 'Excellent'.

Reason: To ensure that the development has an acceptable level of sustainability (policy EN4 of the London
Borough of Lambeth Local Plan (2015))
39.
Prior to the commencement of above ground works, Design Stage calculations as an output of the
National Calculation Method shall be submitted to and approved in writing by the Local Planning Authority
demonstrating that the hotel hereby approved will achieve a minimum 35% reduction in carbon emissions
over that required by Part L of the Building Regulations 2013.
Reason: To ensure that the development has an acceptable level of sustainability (policy EN4 of the London
Borough of Lambeth Local Plan (2015) and Policy 5.2 of the London Plan (2015)).
40.
Within three months of the occupation of any part of the hotel, As Built calculations as an output of
the National Calculation Method shall be submitted to and approved in writing by the Local Planning
Authority demonstrating that the hotel has achieved a minimum 35% reduction in carbon emissions over that
required by Part L of the Building Regulations 2013.
Reason: To ensure that the development has an acceptable level of sustainability (policy EN4 of the London
Borough of Lambeth Local Plan (2015) and Policy 5.2 of the London Plan (2015)).

41.
At least 10% of the hotel accommodation shall be wheelchair accessible or be readily adaptable to
be wheelchair accessible.
Reason: To secure appropriate access for disabled people, in accordance with London Plan Policy 4.5
(2016).
42.
Notwithstanding the provisions of Article 3 and Class A of Part 2 of Schedule 2 of the Town and
Country Planning (General Permitted Development) Order 2015 as amended (or any Order revoking or reenacting that Order) no gates, fences, walls or other means of enclosure other than those shown on the
approved plans (including those which may be agreed pursuant to other conditions of this consent) shall be
erected at the site without the prior approval of the Local Planning Authority.
Reason: To ensure the Local Planning Authority suitable control over the details of the development and to
protect the setting of the Grade II listed White House (Policy Q15 and Q20 of the London Borough of
Lambeth Local Plan 2015).

43.
Prior to the commencement of above ground works pursuant to the approved hotel and
notwithstanding the details shown on the drawings hereby approved, detailed construction drawings of all
external elevations (at scale 1:10) including the following items shall be submitted to and approved in writing
by the Local Planning Authority. The development shall not be carried out other than in accordance with the
approved details unless otherwise agreed in writing by the Local Planning Authority.
Detailed elevations;
Details of windows (including technical details, opening methods, elevations, reveal depths, plans
and cross sections);
Details of entrances, canopies and doors (including technical details, elevations, surrounds, reveal
depths, plans and sections);
Details of roof treatments, cills and parapets;
Details of rainwater goods (including locations and fixings);
Details of boundary treatments including external walls, and internal and external fences and gates;
Details of hard landscaping;
Details of external furniture, lighting and ramps;
Vents, extracts, flues and ducts.
Reason: To ensure that the external appearance of the building is satisfactory and to protect the privacy of
adjoining occupiers (Policies Q2, Q5 and Q7 of the London Borough of Lambeth Local Plan 2015).
44.
Prior to the commencement of above ground works pursuant to the hotel hereby approved, a
schedule of all materials to be used in the external elevations of the hotel, including samples and a sample
panel showing brickwork mortar and pointing finish to be provided on site, shall be submitted and approved

in writing by the Local Planning Authority. The development shall not be carried out other than in accordance
with the approved materials and details unless otherwise agreed in writing by the Local Planning Authority.
Reason: Details are required prior to the commencement of the development above ground level to ensure
that the external appearance of the building is satisfactory and to protect the setting of the Grade II listed
building and adjoining St Marks Conservation Area (Policies Q5, Q7, Q20 and Q22 of the London Borough of
Lambeth Local Plan (2015)).
45.
Prior to the commencement of external works to the White House, a schedule of all materials to be
used in the external elevations of the approved extension, including samples to be provided on site, shall be
submitted and approved in writing by the Local Planning Authority. The development shall not be carried out
other than in accordance with the approved materials and details unless otherwise agreed in writing by the
Local Planning Authority.
Reason: Details are required prior to the commencement of the external works to ensure that the external
appearance of the extension is satisfactory and to protect the special interest, character and appearance of
the Grade II listed building and adjoining St Marks Conservation Area (Policies Q5, Q7, Q11, Q20 and Q22
of the London Borough of Lambeth Local Plan (2015)).

46.
No plumbing or pipes, other than rainwater pipes, shall be fixed to the external faces of the hotel
building.
Reason: To ensure an appropriate standard of design (Policies Q5 and Q8 of the Lambeth Local Plan 2015).
47.
All work of making good to the White House shall match the existing adjacent original work in
respect of the, materials, colour, texture, profile, and finished appearance, except where indicated otherwise
on the drawings hereby approved, or unless otherwise required by condition.
Reason: To ensure that the external appearance of the building is satisfactory to protect the special interest,
character and appearance of the Grade II listed building and adjoining St Marks Conservation Area (Policies
Q5, Q7, Q11, Q20 and Q22 of the London Borough of Lambeth Local Plan (2015)).

48.
The maintenance area to the rear of the hotel (approved plan no. T20P00 Rev 1B) shall not be used
as a sitting out area or other amenity space and shall not be accessible other than for maintenance purposes
and for the purposes of employee cycle storage.
Reason: To prevent undue disturbance to neighbouring occupiers and protect residential amenity (Policy Q2
of the London Borough of Lambeth Local Plan (2015)).

49.
Prior to the commencement of above ground works pursuant to the implementation of the hotel, full
details of any internal and external plant equipment and trunking, including building services plant, ventilation
and filtration equipment and commercial kitchen exhaust ducting / ventilation and their on-going
maintenance, 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 and approved
on-going maintenance plan.
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 of the London Borough of Lambeth Local Plan
2015).
50.
Noise from any mechanical equipment or building services plant, as measured in accordance with
BS4142: 2014, shall not exceed the background noise level L90B(A) 15 minutes, when measured outside
the window of the nearest noise sensitive or residential premises.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015)

51.
The bar/restaurant to the ground floor of the hotel hereby approved shall not be open to guests or
members of the public other than within the following times:
0600 hours to 2300 hours - All week.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of adjoining
occupiers and of the area generally (Policy Q2 of the London Borough of Lambeth Local Plan 2015).
52.
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: The proposed works will be in close proximity to underground water utility infrastructure. Piling has
the potential to impact on local underground water utility infrastructure and development must not result in
harm to this in accordance with the National Planning Policy Framework.
53.
The hotel shall be constructed and operated thereafter to 'Secured by Design Standards'. A
certificate of accreditation to Secured by Design Standards shall be submitted to the Local Planning
Authority for approval in writing prior to the occupation of the development.
Reason: To ensure that the development maintains and enhances community safety (Policy Q3 of the
London Borough of Lambeth Local Plan 2015).
54.
Prior to the occupation of the hotel hereby permitted, a Crime Prevention Strategy Plan shall be
submitted to 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 will include the
following:
a)
Location and management of all CCTV cameras;
b)
How the operation and management of the facilities will reduce the risks of crime and enhance
community safety, including with specific regard to the rear maintenance area shown on approved drawing
no. T20P00 (Rev 1B).
Reason: To ensure that the development maintains and enhances community safety (Policy Q3 of the
London Borough of Lambeth Local Plan 2015).
55.
No development pursuant to the implementation of the hotel development hereby permitted shall
commence until detailed design, ground movement assessments and method statements 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 in consultation with Transport for London. The submission shall comprises of, but not be limited to,
the following:
o
Provide details on all structures, with particular regard to basement and pile locations/dimensions;
o
Accommodate the location of the existing London Underground structures, tunnels and exclusion
zones;
o
Accommodate ground movement arising from the construction thereof;
o
Mitigate the effects of noise and vibration arising from the adjoining operations within the structures
and tunnels; and
o
Consider the potential impact to the Northern Line Extension of damage to other services (such as
Thames Water assets) which are in close proximity to the NLE structures and tunnels.
The development shall thereafter be carried out in full accordance with the approved details. All structures
and works comprised within the development hereby permitted which are required by the approved
statements in order to procure the matters set out within this condition shall be completed, in their entirety,
before any part of the building hereby permitted is occupied.
Reason: To ensure that the development does not impact on existing London Underground transport
infrastructure (Policy 6.1 of the London Plan (2015) and Land for Industry and Transport SPG (2015)).

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 provisions of the Building Regulations, and related legislation which
must be complied with to the satisfaction of the Council's Building Control Officer.
3.
You are advised to consult the Council's Environmental Health Division concerning compliance with
any requirements under the Housing, Food, Safety and Public Health and Environmental Protection Acts and
any by-laws or regulations made thereunder.
4.
You are advised of the necessity to consult the Council's Streetcare team within the Public
Protection Division with regard to the provision of refuse storage and collection facilities
5.
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.
6.
Street Naming & Numbering:
As soon as building work starts on the approved development, you must contact the Street Naming and
Numbering Officer if you need to do any of the following:
- name a new street
- name a new or existing building
- apply new street numbers to a new or existing building
- apply new numbers to internal flats or units
This will ensure that any changes are agreed with Lambeth Council before use, in accordance with the
London Buildings Acts (Amendment) Act 1939 and the Local Government Act 1985. Contact details for the
Street Naming and Numbering Officer are listed below:
Thomas Crouch-Baker
Street Naming and Numbering Officer, London Borough of Lambeth, Olive Morris House, 18 Brixton Hill,
London SW2 1RL
email : tcrouch-baker@lambeth.gov.uk
telephone : 020 7926 2283
7.
You are advised of the necessity to consult Transport for London via email
(centrallicensing@tfl.gov.uk), prior to the commencement of construction in order to obtain necessary
approvals and licences prior to undertaking any works within the public highway including scaffolding,
temporary/permanent crossovers, oversailing/undersailing of the highway, drainage/sewer connections,
hoarding, excavations (including adjacent to the highway such as basements, etc), temporary full/part road
closures, craneage licences etc.
8.
For information on the NRMM Low Emission Zone requirements and to register NRMM, please visit
"http://nrmm.london/".
9.
With regard to condition 11, you are advised to contact Transport for London to discuss the method
of construction statement prior to submission of an application for approval of details. The relevant contact

details are as follows: Michael Barratt, Development Impact Assessment Lead (email
Michael.Barratt@tfl.gov.uk).
10.
Thames Water have requested the following informative be attached in relation to condition 52:
Please read our guide 'working near our assets' to ensure your workings will be in line with the necessary
processes you need to follow if you're considering working above or near our pipes or other structures.
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-ordiverting-our-pipes. Should you require further information please contact Thames Water.
Email:developer.services@thameswater.co.uk
11.
With regard to condition 36, you are advised that the details to satisfy the requirements of the
condition should be submitted using the Council's CHP information request form available here:
https://www.lambeth.gov.uk/sites/default/files/combined-heat-and-power-system-information-requestform.pdf.
12.
The Refuse & Recycling Storage Design Guide (2013) can be viewed on the planning policy pages
of the council's website.
13.
With regard to the requirements of condition 33, you are advised that priority should be given to
protected species such as bat and nesting wild birds, and any habitats or features that they use or have the
potential to be using.
14.
You are advised of the necessity to contact the Northern Line Extension Project (or London
Underground Infrastructure Protection) in advance of preparation of final design and associated method
statements, in particular with regard to: demolition, excavation, piling, construction methods, security,
boundary treatment, safety barriers, landscaping and lighting.

Yours sincerely

Rob Bristow

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

Date printed

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.

Your Ref: P7009 Ovalhouse Theatre and W...

Our Ref: 18/04184/LB

Surrey County Cricket Club
c/o Rolfe Judd Planning
Old Church Court
Claylands Road
The Oval
London
SW8 1NZ

DRAFT DECISION NOTICE
RE: LISTED BUILDING CONSENT FOR WORKS
Dear Surrey County Cricket Club
DECISION NOTICE.
PLANNING (LISTED BUILDINGS AND CONSERVATION AREAS) ACT 1990
Notice is hereby given that the Council, in pursuance of its powers under the above
mentioned Act and Rules, Orders and Regulations made thereunder, grants consent for
the works referred to in the undermentioned Schedule subject to any conditions set out
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:
08.01.2019

18/04184/LB Date of Application: 28.09.2018 Date of Decision

Proposed Development At:
Oval House Kennington Oval London SE11 5SW

For: Application for Full Planning Permission and Listed Building Consent for the
demolition of the existing Ovalhouse Theatre and the construction of a part five

part six storey hotel building (Use Class C1), comprising 95 bedrooms,
ancillary bar and restaurant and associated landscaping, servicing, on-site
parking and new boundary treatment; and refurbishment of the Grade II listed
White House building consisting of the replacement of a modern single storey
rear extension, the removal of modern internal partitions and the change of use
of the second floor from B1a office to temporary residential accommodation
(Sui Generis). (Please note: The reference number for this Listed Building
Consent application is 18/04184/LB but there is also an associated application
for Full Planning Permission related to these works with reference number:
18/04183/FUL)

Approved Plans
dwg no: T10E01 (Rev 1A); T10E02 (Rev 1A); T10P00 (Rev 1A); T10P01 (Rev 1A);
T10P02 (Rev 1A); T10P03 (Rev 1A); T18P01 (Rev 1A); T18P02 (Rev 1A); T18P00 (Rev
1A); T10E01-WH (Rev 1A); T10P01-WH (Rev 1A); T10E02-WH (Rev 1A); T10P-1-WH
(Rev 1A); T10P00-WH (Rev 1A); T10E03-WH (Rev 1A); T10E04-WH (Rev 1A); T10P02WH (Rev 1A); T18E01-WH (Rev 1A); T10S01-WH (Rev 1A); T18P00-WH (Rev 1A);
T10P03-WH (Rev 1A); T18P-1-WH (Rev 1A); T18E04-WH (Rev 1A); T10S02-WH (Rev
1A); T18P01-WH (Rev 1A); T18S01-WH (Rev 1A); T18P02-WH (Rev 1A); T18S02-WH
(Rev 1A); T20E02 (Rev 1A); T20S01 (Rev 1A); T20S03 (Rev 1A); T20S02 (Rev 1A);
T20P-1 (Rev 1A); T20S05 (Rev 1A); T20E04 (Rev 1A); T20S04 (Rev 1A); T20E03 (Rev
1A); T20E01 (Rev 1A); T20P00-WH (Rev 1A); T20P03-WH (Rev 1A); T20P01-WH (Rev
1A); T20P02-WH (Rev 1A); T20P-1-WH (Rev 1A); T20S01-WH (Rev 1A); T20P05 (Rev
1B); T20P04 (Rev 1B); T20P03 (Rev 1B); T20P06 (Rev 1B); T20P00 (Rev 1B); T20E06
(Rev 1B); T20P02 (Rev 1B); T20P01 (Rev 1B); T20E05 (Rev 1B); T20E04-WH (Rev 1B);
T20E01-WH (Rev 1B); AC18002-CIV-002 (Rev A); AC18002-CIV-001 (Rev B); T90P00
(Rev 1A); 2018-3304-011; 2018-3304-002 (Rev F); T10E03 (Rev 1A) and T20S02-WH
(Rev 1A); Design _ Access Statement dated 26-09-18; Air Quality Assessment dated
September 2018; Noise and Vibration Assessment dated September 2018; Daylight and
Sunlight Assessment dated August 2018; Planning Statement dated September 2018;
Statement of Community Involvement dated September 2018; Flood Risk Assessment
dated September 2018; Transport Statement dated September 2018; Travel Plan dated
September 2018; Tree Survey dated December 2018; Area Schedule dated 8 August
2018; Delivery and Servicing Plan dated September 2018; Energy Strategy dated
September 2018; Construction Management Plan dated September 2018; Drainage
Strategy dated September 2018; Thames Water letter dated 31 August 2018; Private
Manhole Schedule; Drainage Strategy addendum - Rev A dated 29/11/18; Overheating
Assessment Report dated November 2018; Consultation feedback response dated 28-1118; Boundary Treatment document dated 10-12-18; Covering letter dated 26 September
2018; Email from Rolfe Judd Planning dated 27/11/18; Verified views - existing and
proposed - Hanover Square; Existing and proposed views - Kennington Oval (south);
Harleyford Road and Kennington Oval (east)

1
The development to which this permission relates must be begun not later than the
expiration of three years beginning from the date of this decision notice.

Reason: To comply with the requirements of Section 18(1)(a) of the Planning (Listed
Buildings and Conservation Areas) Act 1990 (as amended).
2
The development hereby permitted shall be carried out in accordance with the
approved plans listed in this notice, other than where those details are altered pursuant to
the conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3
Prior to the commencement of external works to the White House, a schedule of all
materials to be used in the external elevations of the approved extension, including
samples to be provided on site, shall be submitted and approved in writing by the Local
Planning Authority. The development shall not be carried out other than in accordance with
the approved materials and details unless otherwise agreed in writing by the Local
Planning Authority.
Reason: Details are required prior to the commencement of the external works to ensure
that the external appearance of the extension is satisfactory and to protect the special
interest, character and appearance of the Grade II listed building and adjoining St Marks
Conservation Area (Policies Q5, Q7, Q11, Q20 and Q22 of the London Borough of
Lambeth Local Plan (2015)).
4
All work of making good to the White House shall match the existing adjacent
original work in respect of the, materials, colour, texture, profile, and finished appearance,
except where indicated otherwise on the drawings hereby approved, or unless otherwise
required by condition.
Reason: To ensure that the external appearance of the building is satisfactory to protect
the special interest, character and appearance of the Grade II listed building and adjoining
St Marks Conservation Area (Policies Q5, Q7, Q11, Q20 and Q22 of the London Borough
of Lambeth Local Plan (2015)).
Notes to Applicants:

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 provisions of the Building Regulations, and related
legislation which must be complied with to the satisfaction of the Council's Building Control
Officer.
3
You are advised to consult the Council's Environmental Health Division concerning
compliance with any requirements under the Housing, Food, Safety and Public Health and
Environmental Protection Acts and any by-laws or regulations made thereunder.
4
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.

Yours sincerely
Rob Bristow

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

Date printed:

STATEMENT OF APPLICANTS RIGHTS ARISING FROM THE REFUSAL OF LISTED BUILDING
CONSENT OR CONSERVATION AREA CONSENT OR GRANT OF CONSENT SUBJECT TO
CONDITIONS

If the applicant is aggrieved by the decision of the local planning authority to refuse listed
building consent or conservation area consent for the proposed works, or to grant consent
subject to conditions, he may appeal to the First Secretary of State in accordance with
Sections 20 and 21 of the Planning (Listed Buildings and Conservation Areas) Act 1990
within six months of 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 Temple Quay, Bristol BS1 6PN. Alternatively an Appeal form can
be downloaded from their website at www.gov.uk/government/organisations/planninginspectorate or you can contact them by phoning 0303 444 5000. The First Secretary of
State has power to allow a 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.
If listed building consent or conservation area consent is refused, or granted subject to
conditions, whether by the local planning authority or by the First Secretary of State, 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 reasonably beneficial use by the
carrying out of any works which have been or would be permitted, he may serve on the
London Borough of Lambeth a purchase notice requiring the council to purchase his interest
in the land in accordance with the provisions of Section 32 of the Planning (Listed Buildings
and Conservation Areas) Act 1990.
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 First
Secretary of State on appeal or on a reference of the application to him. The circumstances
in which such compensation is payable are set out in section 27 of the Planning (Listed
Buildings and Conservation Areas) Act 1990.
STATEMENT OF APPLICANTS RIGHTS ARISING FROM THE REFUSAL TO VARY OR
DISCHARGE CONDITIONS ATTACHED TO A LISTED BUILDING CONSENT OR
CONSERVATION AREA CONSENT, OR ON THE ADDITION OF NEW CONDITIONS
CONSEQUENTIAL UPON VARIATION OR DISCHARGE
If the applicant is aggrieved by the decision of the local planning authority

to refuse to vary or discharge the conditions attached to a listed building consent or a
conservation area consent; or



to add new conditions consequential upon any such variation or discharge,

he may appeal to the First Secretary of State in accordance with Sections 20 and 21 of the
Planning (Listed Buildings and Conservation Areas) Act 1990 within six months from the
date the application was received (Appeals must be made on a form, which is obtainable
from the Planning Portal (details as above)). The First Secretary of State has power to
allow a 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.

Appendix 2: List of consultees (statutory and Other Consultees)
Statutory Consultees
Planning Policy
Transport
Flooding – SuDS
Arboricultural Officer
Conservation & Urban Design
Regeneration Team
Building Control
Employment and Skills
Highways
Sustainability – air quality
Parks & Open Spaces
Veolia Waste Lambeth
Design Out Crime Officer
Bioregional (sustainability consultants)
Environment Agency
Historic England
TFL Road Network Development
The Theatres Trust
Thames Water – Sewers
Thames Water - Development Control
Kennington Association Planning Forum
Vauxhall One Business Improvement Districts
Regents Bridge Gardens Ltd
Vauxhall Neighbourhood Housing Forum
Friends Of Vauxhall Pleasure Gardens
Friends Of Lambeth High Street Recreation Ground
Kennington Oval & Vauxhall Forum
Friends Of The Oval
Harleyford Road Action Group
Oval Mansions
Oval & Kennington Residents Association

Neighbours
Bicycle Docking 09/610957 Kennington Oval London SE11
Corner Of Kennington Oval And Harleyford Street London
Advertising Right 219049 Adshel Outside Rothesay Court Harleyford Street London SE11
5SU
Telecommunications Mast 5978 Oval House Kennington Oval London
Telecommunications Mast 33455 Roof Top Surrey County Cricket Club Kennington Oval
London
Telecommunications Mast 34203 Roof Top Surrey County Cricket Club Kennington Oval
London

Telecommunications Mast 50183 Roof Top Surrey County Cricket Club Kennington Oval
London
Surrey County Cricket Club Kennington Oval London SE11 5SS
Roof Top Surrey County Cricket Club Kennington Oval London
Hobbs Gate, Oval Cricket Ground, Kennington Oval London SE11
1 To 125 Alverstone Hse 1 To 20 Blades Hse 1 To 121 Lockwood Hse Kennington Park
Estate London
8 Harleyford Street London SE11 5SY
8A Harleyford Street London SE11 5SY
Lockwood House Kennington Oval London SE11 5SZ
6 Lockwood House Kennington Oval London SE11 5SZ
88 Lockwood House Kennington Oval London SE11 5TB
121 Lockwood House Kennington Oval London SE11 5TD
78 Lockwood House Kennington Oval London SE11 5TB
70 Lockwood House Kennington Oval London SE11 5TB
87 Lockwood House Kennington Oval London SE11 5TB
118 Lockwood House Kennington Oval London SE11 5TD
28 Lockwood House Kennington Oval London SE11 5SZ
5 Lockwood House Kennington Oval London SE11 5SZ
75 Lockwood House Kennington Oval London SE11 5TB
109 Lockwood House Kennington Oval London SE11 5TD
39 Lockwood House Kennington Oval London SE11 5TA
77 Lockwood House Kennington Oval London SE11 5TB
61A Lockwood House Kennington Oval London SE11 5TB
45 Lockwood House Kennington Oval London SE11 5TA
93 Lockwood House Kennington Oval London SE11 5TD
120 Lockwood House Kennington Oval London SE11 5TD
1 Lockwood House Kennington Oval London SE11 5SZ
38 Lockwood House Kennington Oval London SE11 5TA
13 Lockwood House Kennington Oval London SE11 5SZ
82 Lockwood House Kennington Oval London SE11 5TB
33 Lockwood House Kennington Oval London SE11 5TA
54 Lockwood House Kennington Oval London SE11 5TA
43 Lockwood House Kennington Oval London SE11 5TA
73 Lockwood House Kennington Oval London SE11 5TB
115 Lockwood House Kennington Oval London SE11 5TD
86 Lockwood House Kennington Oval London SE11 5TB
9 Lockwood House Kennington Oval London SE11 5SZ
22 Lockwood House Kennington Oval London SE11 5SZ
12 Lockwood House Kennington Oval London SE11 5SZ
20 Lockwood House Kennington Oval London SE11 5SZ
99 Lockwood House Kennington Oval London SE11 5TD
69 Lockwood House Kennington Oval London SE11 5TB
119 Lockwood House Kennington Oval London SE11 5TD
114 Lockwood House Kennington Oval London SE11 5TD
95 Lockwood House Kennington Oval London SE11 5TD
19 Lockwood House Kennington Oval London SE11 5SZ
36 Lockwood House Kennington Oval London SE11 5TA
72 Lockwood House Kennington Oval London SE11 5TB
4 Lockwood House Kennington Oval London SE11 5SZ
7 Lockwood House Kennington Oval London SE11 5SZ

29 Lockwood House Kennington Oval London SE11 5SZ
42A Lockwood House Kennington Oval London SE11 5TA
53 Lockwood House Kennington Oval London SE11 5TA
25 Lockwood House Kennington Oval London SE11 5SZ
108 Lockwood House Kennington Oval London SE11 5TD
16 Lockwood House Kennington Oval London SE11 5SZ
98 Lockwood House Kennington Oval London SE11 5TD
91 Lockwood House Kennington Oval London SE11 5TD
32 Lockwood House Kennington Oval London SE11 5TA
11 Lockwood House Kennington Oval London SE11 5SZ
52 Lockwood House Kennington Oval London SE11 5TA
46 Lockwood House Kennington Oval London SE11 5TA
44 Lockwood House Kennington Oval London SE11 5TA
58 Lockwood House Kennington Oval London SE11 5TA
18 Lockwood House Kennington Oval London SE11 5SZ
63 Lockwood House Kennington Oval London SE11 5TB
105 Lockwood House Kennington Oval London SE11 5TD
100 Lockwood House Kennington Oval London SE11 5TD
55 Lockwood House Kennington Oval London SE11 5TA
106 Lockwood House Kennington Oval London SE11 5TD
27 Lockwood House Kennington Oval London SE11 5SZ
67 Lockwood House Kennington Oval London SE11 5TB
79 Lockwood House Kennington Oval London SE11 5TB
103 Lockwood House Kennington Oval London SE11 5TD
90 Lockwood House Kennington Oval London SE11 5TB
89 Lockwood House Kennington Oval London SE11 5TB
10 Lockwood House Kennington Oval London SE11 5SZ
51 Lockwood House Kennington Oval London SE11 5TA
49 Lockwood House Kennington Oval London SE11 5TA
62 Lockwood House Kennington Oval London SE11 5TB
21 Lockwood House Kennington Oval London SE11 5SZ
74 Lockwood House Kennington Oval London SE11 5TB
47 Lockwood House Kennington Oval London SE11 5TA
24 Lockwood House Kennington Oval London SE11 5SZ
34 Lockwood House Kennington Oval London SE11 5TA
26 Lockwood House Kennington Oval London SE11 5SZ
83 Lockwood House Kennington Oval London SE11 5TB
17 Lockwood House Kennington Oval London SE11 5SZ
65 Lockwood House Kennington Oval London SE11 5TB
3 Lockwood House Kennington Oval London SE11 5SZ
107 Lockwood House Kennington Oval London SE11 5TD
116 Lockwood House Kennington Oval London SE11 5TD
113 Lockwood House Kennington Oval London SE11 5TD
35 Lockwood House Kennington Oval London SE11 5TA
23 Lockwood House Kennington Oval London SE11 5SZ
15 Lockwood House Kennington Oval London SE11 5SZ
80 Lockwood House Kennington Oval London SE11 5TB
68 Lockwood House Kennington Oval London SE11 5TB
2 Lockwood House Kennington Oval London SE11 5SZ
37 Lockwood House Kennington Oval London SE11 5TA
117 Lockwood House Kennington Oval London SE11 5TD

92 Lockwood House Kennington Oval London SE11 5TD
96 Lockwood House Kennington Oval London SE11 5TD
101 Lockwood House Kennington Oval London SE11 5TD
31 Lockwood House Kennington Oval London SE11 5TA
14 Lockwood House Kennington Oval London SE11 5SZ
71 Lockwood House Kennington Oval London SE11 5TB
59 Lockwood House Kennington Oval London SE11 5TA
57 Lockwood House Kennington Oval London SE11 5TA
97 Lockwood House Kennington Oval London SE11 5TD
66 Lockwood House Kennington Oval London SE11 5TB
110 Lockwood House Kennington Oval London SE11 5TD
94 Lockwood House Kennington Oval London SE11 5TD
42 Lockwood House Kennington Oval London SE11 5TA
85 Lockwood House Kennington Oval London SE11 5TB
84 Lockwood House Kennington Oval London SE11 5TB
41 Lockwood House Kennington Oval London SE11 5TA
61 Lockwood House Kennington Oval London SE11 5TB
50 Lockwood House Kennington Oval London SE11 5TA
30 Lockwood House Kennington Oval London SE11 5SZ
8 Lockwood House Kennington Oval London SE11 5SZ
60 Lockwood House Kennington Oval London SE11 5TA
56 Lockwood House Kennington Oval London SE11 5TA
40 Lockwood House Kennington Oval London SE11 5TA
112 Lockwood House Kennington Oval London SE11 5TD
104 Lockwood House Kennington Oval London SE11 5TD
76 Lockwood House Kennington Oval London SE11 5TB
48 Lockwood House Kennington Oval London SE11 5TA
81 Lockwood House Kennington Oval London SE11 5TB
111 Lockwood House Kennington Oval London SE11 5TD
102 Lockwood House Kennington Oval London SE11 5TD
64 Lockwood House Kennington Oval London SE11 5TB
Rothesay Court Harleyford Street London SE11 5SU
27 Rothesay Court Harleyford Street London SE11 5SU
30 Rothesay Court Harleyford Street London SE11 5SU
31 Rothesay Court Harleyford Street London SE11 5SU
42 Rothesay Court Harleyford Street London SE11 5SU
41 Rothesay Court Harleyford Street London SE11 5SU
47 Rothesay Court Harleyford Street London SE11 5SU
34 Rothesay Court Harleyford Street London SE11 5SU
35 Rothesay Court Harleyford Street London SE11 5SU
39 Rothesay Court Harleyford Street London SE11 5SU
9 Rothesay Court Harleyford Street London SE11 5SU
10 Rothesay Court Harleyford Street London SE11 5SU
12 Rothesay Court Harleyford Street London SE11 5SU
15 Rothesay Court Harleyford Street London SE11 5SU
16 Rothesay Court Harleyford Street London SE11 5SU
18 Rothesay Court Harleyford Street London SE11 5SU
23 Rothesay Court Harleyford Street London SE11 5SU
24 Rothesay Court Harleyford Street London SE11 5SU
25 Rothesay Court Harleyford Street London SE11 5SU
28 Rothesay Court Harleyford Street London SE11 5SU

38 Rothesay Court Harleyford Street London SE11 5SU
46 Rothesay Court Harleyford Street London SE11 5SU
32 Rothesay Court Harleyford Street London SE11 5SU
44 Rothesay Court Harleyford Street London SE11 5SU
43 Rothesay Court Harleyford Street London SE11 5SU
14 Rothesay Court Harleyford Street London SE11 5SU
22 Rothesay Court Harleyford Street London SE11 5SU
11 Rothesay Court Harleyford Street London SE11 5SU
17 Rothesay Court Harleyford Street London SE11 5SU
19 Rothesay Court Harleyford Street London SE11 5SU
26 Rothesay Court Harleyford Street London SE11 5SU
29 Rothesay Court Harleyford Street London SE11 5SU
33 Rothesay Court Harleyford Street London SE11 5SU
36 Rothesay Court Harleyford Street London SE11 5SU
40 Rothesay Court Harleyford Street London SE11 5SU
49 Rothesay Court Harleyford Street London SE11 5SU
45 Rothesay Court Harleyford Street London SE11 5SU
20-21 Rothesay Court Harleyford Street London SE11 5SU
37 Rothesay Court Harleyford Street London SE11 5SU
48 Rothesay Court Harleyford Street London SE11 5SU
13 Rothesay Court Harleyford Street London SE11 5SU
8 Rothesay Court Harleyford Street London SE11 5SU
7 Rothesay Court Harleyford Street London SE11 5SU
6 Rothesay Court Harleyford Street London SE11 5SU
5 Rothesay Court Harleyford Street London SE11 5SU
4 Rothesay Court Harleyford Street London SE11 5SU
3 Rothesay Court Harleyford Street London SE11 5SU
2 Rothesay Court Harleyford Street London SE11 5SU
1 Rothesay Court Harleyford Street London SE11 5SU
House Less Basement 28 Hanover Gardens London SE11 5TN
Basement Flat 28 Hanover Gardens London SE11 5TN
29 - 30 Hanover Gardens London SE11 5TN
32 Hanover Gardens London SE11 5TN
Garage 21 And Storeroom 21 Rothesay Court, Harleyford Street London
Upper Floor Flat 32 Hanover Gardens London SE11 5TN
34A Hanover Gardens London SE11 5TN
39 Hanover Gardens London SE11 5TN
36 Hanover Gardens London SE11 5TN
31 Hanover Gardens London SE11 5TN
34B Hanover Gardens London SE11 5TN
34 Hanover Gardens London SE11 5TN
Opposite Rothesay Court Harleyford Street London
Street Record Harleyford Street London
34C Hanover Gardens London SE11 5TN
30 Hanover Gardens London SE11 5TN
Basement And Ground Floor Flat 33 Hanover Gardens London SE11 5TN
Basement Flat 32 Hanover Gardens London SE11 5TN
54 Kennington Oval London SE11 5SW
33 Hanover Gardens London SE11 5TN
56 Kennington Oval London SE11 5SW
38 Hanover Gardens London SE11 5TN

37 Hanover Gardens London SE11 5TN
35 Hanover Gardens London SE11 5TN
First And Second Floor Flat 33 Hanover Gardens London SE11 5TN
29 Hanover Gardens London SE11 5TN
28 Hanover Gardens London SE11 5TN

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference
to SPGs, SPD and other relevant guidance
London Plan (2016)
Policy 1.1
Policy 4.5
Policy 5.1
Policy 5.2
Policy 5.3
Policy 5.5
Policy 5.6
Policy 5.7
Policy 5.8
Policy 5.9
Policy 5.10
Policy 5.11
Policy 5.12
Policy 5.13
Policy 5.14
Policy 5.15
Policy 6.3
Policy 6.9
Policy 6.10
Policy 6.13
Policy 7.2
Policy 7.3
Policy 7.4
Policy 7.5
Policy 7.6
Policy 7.14
Policy 7.15
Policy 8.2
Policy 8.3

Delivering the strategic vision and objectives for London
London’s visitor accommodation
Climate Change Mitigation
Minimising carbon dioxide emissions
Sustainable Design and Construction
Decentralised energy networks
Decentralised energy in development proposals
Renewable energy
Innovative energy technologies
Overheating and cooling
Urban greening
Green roofs and development site environs
Flood risk management
Sustainable drainage
Water quality and wastewater infrastructure
Water use and supplies
Assessing effect of Development on Transport Capacity
Cycling
Walking
Parking
An Inclusive Environment
Designing Out crime
Local Character
Public realm
Architecture
Improving air quality
Reducing and managing noise, improving and enhancing the acoustic
environment and promoting appropriate soundscapes
Planning Obligations
Community Infrastructure Levy

Lambeth Local Plan (2015)
Policy D1
Policy D2
Policy D3
Policy ED2
Policy ED11
Policy ED12
Policy ED14
Policy D4
Policy S1
Policy T1
Policy T2
Policy T3

Delivery and Monitoring
Presumption in favour of sustainable development
Infrastructure
Business, industrial and storage uses outside KIBAs
Visitor attractions, leisure, arets and culture uses
Hotels and other visitor accommodation
Employment and training
Planning Obligations
Safeguarding existing community premises
Sustainable Travel
Walking
Cycling

Policy T6
Policy T7
Policy T8
Policy EN3
Policy EN4
Policy EN5
Policy EN6
Policy EN7
Policy Q1
Policy Q2
Policy Q3
Policy Q5
Policy Q6
Policy Q7
Policy Q8
Policy Q9
Policy Q10
Policy Q11
Policy Q12
Policy Q13
Policy Q15
Policy Q20
Policy Q22
Policy Q23
Policy PN8

Assessing Impacts of Development on Transport Capacity
Parking
Servicing
Decentralised Energy
Sustainable Design and Construction
Flood Risk
Sustainable drainage systems and water management
Sustainable Waste Management
Inclusive Environments
Amenity
Community Safety
Local Distinctiveness
Urban Design: public realm
Urban Design: new development
Design quality: construction detailing
Landscaping
Trees
Building Alterations and Extensions
Refuse/Recycling Storage
Cycle Storage
Boundary Treatments
Statutory Listed Buildings
Conservation Areas
Undesignated heritage assets: local heritage list
Kennington/Oval

Supplementary Planning Documents (SPD), Supplementary Planning Guidance (SPG)
and other guidance
Employment & Skills SPD (2018)
Building Alterations and Extensions SPD (2015)
Draft revised S106 planning obligations SPD (2013)
Lambeth Hotels and Other Visitor Accommodation 2017
Lambeth Refuse and Recycling Storage Design Guide
Lambeth Waste and Recycling Storage and Collection Requirements – Technical
Specification for Architects and Developers
The control of dust and emissions during construction and demolition SPG (2014)
Sustainable Design and Construction SPG (2014)
VisitEngland Quality Standard for Hotels (2018)

Appendix 4: Other relevant Plans and Photos

Figure 35 View from no. 40 Hanover Gardens with existing trees removed

Figure 36 Approved ground floor plan – Oval House Theatre, Somerleyton Road (ref 15/05282/RG3)

Figure 37 Approved first floor plan - Oval House Theatre, Somerleyton Road (ref 15/05282/RG3)

Figure 38 Approved second floor plan - Oval House Theatre, Somerleyton Road (ref 15/05282/RG3)

Figure 39 Approved third floor plan - Oval House Theatre, Somerleyton Road (ref 15/05282/RG3)

Figure 40 Approved fourth floor plan - Oval House Theatre, Somerleyton Road (ref 15/05282/RG3)

Figure 41 Approved fifth floor plan - Oval House Theatre, Somerleyton Road (ref 15/05282/RG3)

