ADDRESS:
The Cricketers, 17 Kennington Oval, London SE11 5SG
Application Number: 18/00338/FUL
Case Officer: Sinéad Winship
Ward: Oval
Date Received: 23.01.2019
Proposal: Demolition of the existing building and redevelopment of the site to provide a part 6/part 4
storey building with 21 residential units (including 7 affordable units) and 517sqm (GIA) of Class A4
public house floorspace at basement and ground floor with associated cycle parking and
landscaping.
Applicant:
Agent:
RSL (Slough) Ltd
DP9 Planning Consultants
100 Pall Mall
LONDON
SW1Y 5NQ
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) securing the
planning obligations listed in this report.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:
a. Finalise the recommended conditions as set out in the draft decision notice at
Annex 1 of this report, addendums and/or PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in section 20
(paragraph 20.3) of this report, addendums and/or PAC minutes pursuant to
Section 106 of the Town and Country Planning Act 1990 (as amended).
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Assistant Director of Planning,
Transport and Development, having regard to the heads of terms set out in section 20
(paragraph 20.3) of this report, addendums and/or PAC minutes, to negotiate and complete
a document containing obligations pursuant to Section 106 of the Town and Country
Planning Act 1990 (as amended) in order to meet the requirement of the Planning
Inspector.
4. In the event that the Section 106 Agreement is not completed within three 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
to secure the planning obligations identified in section 20 (paragraph 20.3) of this report,
addendums and/or the PAC minutes.

SITE DESIGNATIONS
Relevant site designations:
Environment Agency Flood Zone
HSE Consultation Zone
Protected Vistas

Flood Risk Zone 3
Oval Gasholders
Primrose Hill Summit To The Palace Of Westminster
King Henrys Mound to St Pauls Cathedral

Local Views

LV19 – Brixton Panoramic

Area of Open Space Deficiency

LV22 – Norwood Park
Adjoining Grade II listed structure – Oval Gasholder
(Gasholder No 1)
District Park

Smoke Control Area
Environmental Health

Source Protection Zone

Heritage Assets

LAND USE DETAILS
Site area (ha):

0.0724

NON-RESIDENTIAL DETAILS

Existing
Proposed

Use Class

Use Description

A4
A4
C3

Public House
Public House
Residential flats

Floorspace (m2)
(Gross Internal Area)
347
517
2,316

RESIDENTIAL DETAILS
Residential
Type

No. of bedrooms per unit

Studio
Existing

Proposed
On-Site

Proposed
Off-Site

1

2

3

Affordable
Private/Market
Total

Total

0

Affordable
Rented
Social Rented
Intermediate –
Shared
Ownership
Private/Market
Total

2
1

1

6

5

Affordable
Rented
Social Rented
Intermediate
Private/Market
Total

3

3

5

18

2

5

14

39

21

62

0
Amount (£)

Payment in Lieu of
Affordable Housing

4

Total
Habitable
Rooms

0
Details/Trigger

Review Mechanism

Pre implementation within 24 months if not
implemented

ACCESSIBILITY

M4(2) Units
M4(3) Units

Number of C3
Units
19
2

PARKING DETAILS
Car Parking Spaces
(General)

Resi
Existing
Proposed

Commercial

Car Parking Spaces (Disabled)

Visit
or

Resi

2
(offsite)

Commercial
0
0

%
of
EV
CP

Bike
Spaces

Visitor
0
58

Motorcycle
Spaces

EXECUTIVE SUMMARY

RSL (Slough) Ltd submitted a planning application for the proposed development the subject of this report in
January 2018 for the demolition of an existing two storey public house (use class A4) and the re-development of
the site for a mixed use scheme within a part 4, part 6 storey building. The development would comprise of a
replacement pub and residential units (use class C3). The scheme would provide an uplift in the existing public
house floor area and has been designed to ensure it would be a viable offering to a future occupier. Twenty one
residential units would be provided from ground to fifth floors, of which six would be affordable. Four units (2 x 2
beds and 3 x 3 beds) would be on a social rented tenure and two (1 x 1 bed and 1 x 2 bed) would be offered as
shared ownership.

The application for the proposed development follows on from a refused application (ref. 16/01181/FUL) which
sought consent for a mixed use development comprising of retail units (use class A1) and 26 residential units. That
scheme was refused for a number of reasons, including the loss of the public house. The scheme as now proposed
is considered to fully overcome the reasons for refusal cited in 16/01181/FUL.

The proposed development would be of an appropriate design, with heights commensurate with the existing
buildings within the vicinity of the application site. The building lines, roof forms and materials are informed by the
prevailing character of the area allowing for the development to contribute positively to the streetscene. The
existing building is dilapidated and of no particular architectural or historical merit. No objections are raised as to its
demolition.

The application site is to the immediate south of a Grade II listed Gasholder No 1 which forms part of the
Kennington Gasholder development which was granted consent in June 2018 (ref. 17/05772/EIAFUL). The
proposed development would have no harm on the setting of this heritage asset, nor would it have any harm to the
setting of the locally listed school on Clayton Street or the nearby Kennington Conservation Area.

The proposed development would not result in any undue harm to the residential amenity of neighbouring
occupiers. The proposed development would be in full accordance with BRE guidance which demonstrates that
there would be no adverse loss of daylight or sunlight. The proposed development would not result in any
unacceptable loss of privacy nor would it allow for a sense of enclosure or overbearing impact to arise.

The proposed development would provide a robust scheme of acoustic mitigation to protect the residential amenity
of both the future occupiers to the floors above and those residing in the nearby buildings. The opening hours of
the replacement pub would be controlled by way of condition to prevent undue disturbance to neighbours but also
not so restricted so as to adversely harm the viability of the establishment.

The proposed residential units comprised within the proposed development would provide a good standard of
accommodation to future occupants, largely meeting or exceeding all relevant policy requirements. All units would
benefit from private amenity spaces in addition to a communal space.

The scheme would be fully car free, with occupants of the residential units and employees of the public house not
eligible for parking permits. Cycle parking would be provided for employees and residents in a quantum that would
exceed London Plan standards. Additional cycle parking would be provided for visitors. A financial contribution
towards the delivery of two disabled parking spaces for residents (via a traffic regulation order) will secured in the
section 106 agreement.

With regard to sustainability, the public house is anticipated to achieve BREEAM excellent. The principles of the
Mayor’s energy hierarchy have been applied to the proposed development and the proposed development would
achieve the maximum reduction in carbon emissions that can feasibly be achieved. A green roof is proposed,
alongside an air source heat pump system and a photovoltaic array.

Public consultation was undertaken following the submission of the application. Ten representations were received
during the consultation period. Three letters of support and seven letters of objection were received in response to
the formal planning consultation. The points raised are addressed in this report.

Financial contributions towards employment and training, offsite play space, car club membership and carbon
offsetting will be secured in the section 106 agreement. This is in addition to securing the on-site affordable
housing units and highway works. The proposed development would incur a Lambeth and Mayoral CIL liability if
implemented.

The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that- subject to the conditions set out in the
draft decision notice at Annex 1 of this report and a section 106 legal agreement to secure the planning obligations
set out in section 20 (paragraph 20.3) of this report, 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) (i) and (ii) of the Committee’s terms of reference as it relates to a major application for
the provision of more than 10 residential dwellings and the floor space to be create by the development is
1,000 square meters or more.
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1.1

THE APPLICATION SITE

The application site is located on the corner of Kennington Oval and Clayton Street. It contains a two storey
building known as The Cricketers which comprises a ground floor public house with ancillary accommodation
above. The public house opened as the Clayton Arms pre-1826 and was rebuilt in the 1930s. The building is
currently vacant and the public house ceased to operate in 2003.

1.2

There are two existing vehicular accesses on Clayton Street, with one close to the junction with Kennington
Oval. To the rear of the site is a small single storey garage.

1.3

The site is within the Health and Safety Executive Inner Consultation Zone surrounding the major hazard
installation of the Kennington Gasholder Station. The Kennington Gasholder Station is no longer
operational, and in the context of the emerging residential development on the Gasholder site, is currently
undergoing the formal process to revoke the hazardous substance consent for the site.

1.4

The site has a public transport accessibility level (PTAL) of 6a and therefore benefits from excellent access
to public transport.

1.5

The building has been in use as six residential units, however, this was unlawful and no attempt has been
made to regularise this breach by the applicant.
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2.1

THE SURROUNDING AREA

The surrounding area is made up of a mix of residential, commercial, sporting and industrial uses in a range
of building styles and type. The majority of the residential accommodation is provided within the neoGeorgian Kennington Park Estate comprising five-storey purpose built blocks of flats constructed during the
inter-war period. Immediately adjoining the site to the north is a car park for the adjoining block (Read
House).

2.2

The Kennington Gasholder station is located to the north of the site comprising 4 x gas holders of which the
largest (Gasholder No 1) is located approximately 23 metres from the boundary of the application site.
Permission was granted in June 2018 for the refurbishment and re-development of the Gasholder No 1 site
for residential use (ref 17/05772/EIAFUL).

2.3

To the south, on the opposite side of Kennington Oval, is the Surrey County Cricket Ground which along this
boundary comprises a brick wall and stand rising above it to 6 metres in height.

2.4

The application site is adjacent to Gasholder No 1 which is Grade II listed. Henry Fawcett Primary School
located on Clayton Street is locally listed. The application site is not within any conservation area but to the
north east, on Montford Place, is the Kennington Conservation Area.
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SITE PHOTOGRAPHS

Figure 1 – Birdseye view of the site (edged in red), looking west

Figure 2 – Front elevation of The Cricketers as it currently appears

Figure 3 – Front elevation of The Cricketers, taken in 2004

Figure 4 – View of the from Kennington Oval, looking west

Figure 5 – rear elevation of the existing building
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PROPOSAL

4.1

4.1.1

Summary of the Proposal

The application seeks full planning permission for the demolition of the existing public house (use class A4)
and its replacement with a part 4, part 6 storey building. To the basement and ground floor, it is proposed
to re-provide the existing pub. A total of 21 residential units (use class C3) would be provided from the
ground to fifth floors of the building. Of these units, five would be social rented and two would be offered as
shared ownership.

4.2

4.2.1

Detail of the Proposal

The proposed development would re-provide the existing public house with floorspace set across the
basement and ground floor of the development. The existing pub has a floorspace of 347sqm and the
replacement would provide an uplift to 517sqm. The replacement pub would include kitchen facilities,
stores and cellar at basement level with the majority of the trading area provided at ground floor.

Figure 6 – proposed basement floor plan

Figure 7 – proposed ground floor plan
4.2.2

The proposed development would deliver 21 residential units, of which seven are offered on an affordable
tenure. This allows for a 35% on site affordable housing provision when measured against habitable
rooms. Two duplex units would benefit from private entrances from Kennington Oval with gardens to the
front and rear. The remaining units would share a single entrance from Kennington Oval and would be
served by a single core. Units to the first floor and above would have access to either private balconies or
terraces in addition to a communal roof terrace which would be to the first floor. The communal terrace
would accommodate younger children’s play space. Each floor would generally accommodate three single
storey units in addition to two duplex units.

4.2.3

The affordable units would be split by tenure so as to provide five social rented units and two shared
ownership units. This is equivalent to a 35% on site affordable housing provision and a 70% social rented
and 30% intermediate tenure split.

4.2.4

The proposed development would be car free and the applicant has confirmed that they are willing to enter
into a s106 agreement to remove parking permits for both the commercial and residential elements of the
scheme. The pub would be serviced on Clayton Street with both existing vehicular accesses onto the site
stopped up and pavements reinstated. Cycle parking for the residential units would be provided within a
secure internal store to the ground floor of the building. This is with the exception of the two units with
private entrances which would have stores within their front gardens. Five Sheffield stands are proposed to
Clayton Street which would provide short stay cycle parking for pub customers and visitors to the
residential units. Storage for four bicycles would be provided within the basement for use by employees of
the pub.

4.2.5

Separate refuse stores are proposed for the public house and residential units, both of which would be to
the ground floor of the building and accessed externally via Kennington Oval.

4.2.6

The proposed development would comprise of a part 6, part 4 storey building with a basement below. The
four storey element of the building would be to the northern extent of the site and would accommodate four
duplex units. The fourth storey would comprise of a mansard style roof with dormers to the front and rear.
The flat roof of the mansard would provide a further terrace for the duplex units to the upper floors, flats 10
and 15. At ground floor level, this element of the building would be set back 2.9m from the site boundary
with Kennington Oval to create front gardens for the lower duplex units and would maintain the building line
of 14-16 Kennington Oval which it would be adjacent to. To this elevation, private entrances would be
provided for the two units along with bin stores and cycle parking. At the rear, the four storey element of the
building would be set back 4.3m from the boundary which would accommodate the rear gardens for these
units. This element of the building would have a height to eaves of 9.7m, rising to 13m at the ridge.

Figure 8 – proposed Kennington Oval elevation, at the junction with Clayton Street

Figure 9 – proposed Clayton Street elevation

4.2.7

The six storey element of the building would address both Kennington Oval and Clayton Street with
frontages to both elevations. The building line would step forward 1.45m from the four storey element,
retaining a set back of 1.5m from the site boundary with Kennington Oval. To Clayton Street, the building
would be set back 4.45m to create an open forecourt on the approach to the entrance to the replacement
public house. The forecourt would also accommodate the short stay cycle parking. The residential entrance
would be set to the Kennington Oval elevation and full height glazing would be partially across both this
elevation and the Clayton Street elevation to provide an active frontage for the public house. The sixth
storey would be predominantly glazed with glass piers and cross bracing. It would be set back from the
east elevation by a maximum of 6.45m which would allow for the provision of a green roof and terrace for
flat 19. To the flat roof of the sixth storey, two further terraces are proposed which would serve units 20 and
21 in addition to photovoltaic panels and additional green roofing. The fifth storey of the building would
terminate at a height of 16.4m and the sixth storey would terminate at a height of approx. 20m. The six
storey element of the building would have full height glazing to each elevation with regular window
openings. Projecting balconies are proposed to all elevations.

Figure 10 – proposed rear elevation as viewed from the Read House car park

4.2.8

The roof terraces and balconies would be enclosed by glazed balustrades with lattice detailing. The
material palette would primarily consist of brickwork and black metal framing to windows, doors and
balustrades.

Figure 11 – proposed detailing to the junction of Kennington Oval and Clayton Street

4.3

Amendment(s)

4.3.1

Following submission of the application, the applicant engaged in discussions with officers to secure a
number of amendments to the proposed development. A summary of the amendments secured are set out
below and images of the scheme prior to revision are included in appendix 4. The amendments were
considered necessary by officers to bring the scheme into accordance with the relevant policies and
guidance set out in appendix 3.

4.3.2



Reduction in the number of residential units proposed



Provision of on-site affordable housing



Reduction in height of the building



Changes to the layout of the public house



Amendments to the detailed design of external elevations



Revisions to the proposed unit layouts



Amendments to private and communal amenity provision

A full package of revised drawings was submitted to officers on the 23rd November and there was a further
period of public consultation. In advertising the revised scheme, the description of development set out the
amendments made to the development as originally proposed.
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5.1

Planning Performance Agreement

The applicant and their team have worked closely with officers over the past year through a PPA to bring the
scheme in line with adopted policy and guidance. This is in addition to pre-application advice sought prior to
submission of this application and following the refusal of a scheme on the site in 2016 (ref. 16/03749/FUL).
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6.1

RELEVANT PLANNING HISTORY

In 2016, planning permission was sought for the following proposal (ref. 16/01181/FUL):

Redevelopment of the site, involving demolition of the existing building and the erection of a part 4, part 5
and part 6 storey building, to provide 145,4m2 of ground floor commercial floor space (Use Class A1),
together with 26 self contained residential units - 4 x 1 bed, 13 x 2 bed and 9 x 3 bed units - with
associated amenity space, refuse and recycling storage and cycle parking.

6.2

Permission was refused on 21 June 2016 for the following reasons:

1) The applicant has not demonstrated that the use of the property as a public house is no longer
economically viable and not of benefit to the local community contrary to Policy ED8 of the Local
Plan (2015).

2) The application has failed to demonstrate that the proposed new dwellings would contribute to
balanced and sustainable communities by providing the maximum reasonable amount and the
appropriate mix of affordable housing, contrary to London Plan 2016 Policies 3.10, 3.11 and 3.12
and Lambeth Local Plan (2015) Policies H2, H4 and D4.

3) The proposed residential accommodation would [provide] substandard quality of residential
accommodation for new occupants which would not be accessible to all. This is due poor layouts,
insufficient floorspace and widths of bedrooms and units and the single aspect units. The submission
also fails to demonstrate that the proposed residential accommodation would benefit from
acceptable levels of daylight and sunlight or that it would not be exposed to unacceptable levels of
noise and air quality. The development would thus fail to provide good quality accommodation
contrary to the Nationally Described Space standards (2015); London Plan 2016 Policies 3.5 and
3.8, and Lambeth Local Plan (2015) Policies Q1, Q2 H1, and H5.

4) The proposed scheme fails to provide adequate children playspace and in the absence of a section
106 agreement, the scheme would fail to contribute to the necessary provision of off-site playspace
and is therefore contrary to Policy H5 of the Local Plan (2015).

5) The proposed development, by virtue of its height, scale, bulk, and detailed design would result in a
prominent, over dominant, and incongruous form of development, which would be visually intrusive
in the streetscene. As such the development would fail to integrate within the surrounding context
and would be harmful to the character of the area, local distinctiveness and the visual amenities of
the neighbouring occupiers. The proposal is therefore considered to be contrary to contrary to
Paragraphs 17 and 56 of the NPPF, London Plan (2016) Policies 7.4, 7.5, 7.6 and 7.7; and Lambeth
Local Plan (2015) Policies: D1, Q2, Q5, Q7, Q8, Q16, Q17, Q20 and PN8.

6) The application has failed to demonstrate that the proposed development would not result in
unacceptable impacts on the daylight and sunlight levels for surrounding building users contrary to
Lambeth Local Plan (2015) Policy Q2.

7) The proposed development, by failure to provide adequate cycle storage would fail to contribute to
the Council's objective of encouraging sustainable modes of transport which is contrary to Policies
T1, T3 and Q13 of the Lambeth Local Plan (2016) and Policy 6.9 of the London Plan (2015).

8) The application fails to adequately accommodate and mitigate against the highways and parking
impacts of the proposal by way of legal agreements to secure adequate highways improvements,
and to secure parking permit-free restrictions and car club membership for the residential units;
contrary to Lambeth Local Plan (2015) Policies D4, T3 and T7.

9) The proposed development fails to provide adequate residential refuse and recycling store and is
therefore considered to be contrary to Policies H5 and Q12 of the London Borough of Lambeth Local

Plan (2015) and Council's adopted guidance note 'Refuse and Recycling Storage Design Guide'
(July 2013) and Waste and Recycling storage and collection requirements - Technical specification
for Architects and Developers (October 2013)

10) The proposed application site is located within Inner Consultation Zones (as designated by the
Health and Safety Executive) in relation to the proposal's proximity to the Kennington Gasholder
station, and as such, would place new residential occupiers of the proposed building at an
unacceptable risk of harm in the event of a major incident involving this same gasholder station. The
proposal is therefore considered contrary to Policy PN8 of the London Borough of Lambeth Local
Plan (2015), Policy 5.22 of the London Plan (2015) and paragraph 109 of the NPPF.

11) The application fails to demonstrate that a Sustainable Urban Drainage System (SUDS) would be
employed to result in a net decrease in both the volume and rate of run-off leaving the site by
incorporating SUDS in line with the London Plan drainage hierarchy and National SUDS Standards,
contrary to London Plan (MALP) 2016 Policy 5.13 and Lambeth Local Plan (2015) Policy EN6.

6.3

An invalid planning application for "redevelopment of the site, involving demolition of existing building and
erection of a part 6/part 10 storey building with basement to provide 120 sqm commercial area (Class
A1/A3/A4 uses) and 28 self contained flats comprising 8no one bed, 14no two bed and 6no three bed,
together with provision of 8 car parking spaces at basement level, cycle storage, wind turbines, green roof,
landscaping and boundary treatment" was withdrawn on 17.05.2007 (ref 06/04054/FUL).

6.4

The application site has additionally been subject to the following relevant applications, as set out below.

6.5

07/04012/FUL - Demolition of existing buildings and redevelopment of the site comprising the erection of a
part 4, part 6, part 7 storey building to contain 30 self contained flats (10x1 bed, 14x2 bed, 5x3 bed and 1x4
bed units) with 281sqm of commercial floorspace (Use Classes A1(retail), A2 (financial/professional
services), A3 (cafe/restaurant, A4 (pub/bar) at ground floor level and associated amenity space. Refused
17.01.2008 for the following reasons:

1) The proposed development, by virtue of its height, scale, bulk, massing, and detailed design would
result in a prominent, over dominant, and incongruous form of development, which would be visually
intrusive in the streetscene, harmful to the skyline and detrimental to the character and appearance
of the local area. As such, the proposal is contrary to policies 33 and 38 of the London Borough of
Lambeth Unitary Development Plan (2007).

2) The proposed application site is located within Inner Consultation Zones (as designated by the
Health and Safety Executive) in relation to the proposal's proximity to the Kennington Gasholder
station, and as such, would place new residential occupiers of the proposed building at an
unacceptable risk of harm in the event of a major incident involving this same gasholder station. The

proposal is therefore considered contrary to Policy 54(g) of the London Borough of Lambeth Unitary
Development Plan (2007).

6.6

08/02033/FUL - Redevelopment of the site, involving demolition of existing building and erection of a part 4,
part 5, part 6 storey building to contain 173 sqm of ground floor commercial floor space (either Class A1retail, A2 - financial/professional services, B1- offices or D1 - community uses), together with 29 self
contained flats (14 x 1 bed, 10 x 2 bed, 4 x 3 bed and 1 x 4 bed units) and associated amenity space and
cycle parking. Refused 01.08.2008 for the following reasons:

1) The proposed application site is located within Inner Consultation Zones (as designated by the
Health and Safety Executive) in relation to the proposal's proximity to the Kennington Gasholder
station, and as such, would place new residential occupiers of the proposed building at an
unacceptable risk of harm in the event of a major incident involving this same gasholder station. The
proposal is therefore considered contrary to Policy 54(g) of the London Borough of Lambeth Unitary
Development Plan (2007).

6.7

Additionally, the site has been subject to the following enforcement action in relation to its unlawful use as six
residential units.

6.8

12/00447/3COU - Enforcement notice relating to : Without planning permission, the unauthorised change of
use of the A4 (public house) to 6 residential flats (Class C3), 2 at ground floor level and 4 at first floor level
(the unauthorised 6 residential flats). Issued on 16.11.2015.

6.9

16/00032/ENMAT - Appeal against enforcement notice ref: 12/00447/3COU was lodged on 14.01.2016.
Appeal dismissed.
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7.1

CONSULTATIONS

Statutory External Consultees

Officer response in brackets [ - ]
Historic England – Archaeology
No objection – no discernable on-going archaeological interest on this site

Health & Safety Executive
No objection if a Grampian condition is used to prevent occupation of the development until the hazardous
substance consent for the storage and distribution of natural gas at the Kennington Gas Holder Station has
been revoked in its entirety, and written confirmation has been issued by the Hazardous Substances
Authority [condition 3 added].

Design Out Crime Officer
No objection subject to conditions requiring the development implements security measures to minimise the
risks of crime and site specific security needs and achieves secured by design certification [condition 33
added]

Environment Agency
No objection subject to:


finished floor levels must be no lower than 4.36m AoD [this is as proposed – condition 14 added]



submission of a site investigation scheme, risk assessment and verification plan in relation to
contamination of source protection zones [condition 8 added]



submission of a remediation plan if contamination is identified [condition 8 added]



submission of a verification report demonstrating the effectiveness of the remediation strategy
[condition 9 added]



condition preventing any piling or other foundation designs using penetrative methods unless it is
demonstrated that there is no resultant unacceptable risk to groundwater [condition 11 added]



infiltration of groundwater to not be permitted unless it is demonstrated that there is no resultant
unacceptable risk to controlled waters [condition 13 added]

TFL Road Network Development
No objection subject to:


Removal of parking permits to secure a car free development [obligation included within s106]



Short stay cycle parking should be increased to comply with draft London Plan standards [the draft
London Plan has very limited weight in decision making at this time. The quantum of cycle parking
accords with the requirements of the current adopted London Plan and is secured by condition 44]



Provision of cycle hire membership for each residential unit [see paragraph 15.3.7- a policy
compliant quantum of cycle parking is proposed. As such, a s.106 obligation is not necessary]



Submission of full delivery and servicing plan [condition 47 added]

Thames Water
No objection subject to informatives relating to the proximity of the development to underground waste water
assets, waste drainage, and avoidance of the risk of backflow during storm conditions [informative 12 added]

Historic England
No comment

7.2

7.2.1

Adjoining owners/occupiers

A site notice was displayed from 27 February 2018 to 23 March 2018 and the application was advertised in
the local paper on 2 March 2018. The formal consultation period ended 23 February. Following
amendments to the proposed development, the application was re-consulted upon for a 21 day period
commencing on 28 November 2018, with the overall period expiring on 21 December. A press notice was
published on 30 November 2018.

7.2.2

Ten representations received during the consultation period. Three were in support, seven were in
objection. A summary of the concerns raised is set out below:

Summary of objections

Response

Land Use
This was supposed to be a shopping complex

The lawful use of the site is a public house and

with flats

this is protected by policy ED8. Refer to para
9.7.1 onwards.

Amenity
Height of the building would overshadow

The height of the building has been reduced

other buildings

since this comment was made. The building
full complies with BRE daylight/sunlight
standards. Refer to section 12.2 .

How will customers of the public house be

A draft customer management plan has been

managed?

submitted and a final version is recommended
to be secured by condition 25. Refer to section
12.5 .

Concerns regarding noise from pub

The lawful use of the existing building remains
as a public house. A number of noise
mitigation measures are proposed nonetheless
to reduce impact on neighbours. Refer to
section 12.5 12.5.1.

Transport
Please ensure new residents are not entitled

Future residents and employees will not be

to parking permits as parking is a problem

eligible for parking permits and this is

locally

recommended to be secured by way of s106
obligation. Refer to paras 15.4.1 to 15.4.2.

Design
Height is excessive

The height of the building has been reduced
since this comment was submitted. Refer to
section 10.3 onwards.

Building is too high relative to surrounding

The proposed building would be largely

buildings

commensurate with the prevailing heights of

the existing buildings. Refer to section 10.3
onwards.
Building will obstruct views from Kennington

The proposal is not considered to result in any

Oval of the gasholder

harm to the setting of this heritage asset. Refer
to section 10.9.

Concerns regarding detailed design of

There have been significant revisions to the

windows

windows as originally proposed when this
comment was made.

The building projects too far onto Clayton

The proposed building would not project

Street – it should not project beyond Sherwin,

beyond the referenced buildings.

Kilner and Read Houses

7.3
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8.1

The comments in support are summarised as follows:


Architecture references the gas holders and is eye-catching



Development would deliver affordable housing



Open frontages would increase engagement with the neighbourhood and help make streets safer



The existing building is unsightly

POLICIES

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).

8.2

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 to be weighed in the planning
balance in planning decisions. The Lambeth Local Plan is currently under partial review to ensure it complies
with amendments to changes in the NPPF and the 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.

8.3

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.

8.4

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.

8.5

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
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Land Use

9.1

Residential Use

9.2

The proposed development would provide a net increase of 21 residential units. The delivery of new homes
is considered a priority for Lambeth, as such the principle of residential use on this site is considered
acceptable by virtue of London Plan Policies 3.3 (Increasing Housing Supply) and 3.4 (Optimising Housing
Potential), Local Plan Policy H1 (Maximising Housing Growth). As such, there is no objection in principle to
the provision of residential accommodation on this site, subject to compliance with all other relevant policies
of the development plan.

Density

9.3

Part (iii) of Policy H1 seeks levels of residential density consistent with London Plan guidelines, having
regard to the provision of other uses on the site, availability of local services, access to and capacity of public
transport, urban design context, quality of design and impact on existing and future residents and the local
environment. Additionally, Policy D1 (a) seeks to maximise the use of previously developed land.

9.4

The site has a PTAL of 6b (highly accessible). For the purposes of considered density pursuant to the
London Plan density matrix, the scheme falls within the ‘urban’ area with a guideline density range of 200700 habitable rooms per hectare (hr/ha) or 70-260 units per hectare (u/ha).

9.5

Based on a net site area of 0.059ha and 62 habitable rooms, the scheme has a density of 1050hr/ha or
355u/ha. The scheme would exceed the nominated density range, but this is a guide which is not to be
applied mechanistically. Instead, the policy emphasis is on optimal site use and consideration of any
overdevelopment symptoms and their appropriate mitigation as discussed in the remained of this report.
Furthermore, it should be noted that the site is within an area of high density residential development, with a
number of purpose built blocks of flats in the immediate vicinity. Future residents would also benefit from

access to two underground stations, a large supermarket and a number of smaller local amenities within
walking distance of the development.

9.6

Affordable housing

9.6.1

The application proposes more than 35 per cent affordable housing by habitable room with a tenure split of
approximately 70/30 social rent to intermediate, provided as shared ownership.

Total habitable rooms

Affordable habitable rooms

Percentage of total

62

23

37%

Affordable/social rent

Intermediate

Hab. Rooms

Percentage

Hab. Rooms

Percentage

18

78% (rounded)

5

21% (rounded)

9.6.2

The council’s Development Viability SPD (October 2017) states that viability appraisals will not be required
for applications that meet the criteria for the Mayor’s ‘Fast Track route’. The Fast Track route was
established in August 2017 when the Mayor published new guidance that sets a new ‘Threshold Approach’
to viability. Under the Affordable Housing and Viability Supplementary Planning Guidance (SPG) 2017, an
application will not be required to submit a viability assessment if it provides 35 per cent affordable housing
by habitable rooms. Furthermore, it would not be subject to review mechanism if an agreed level of
progress takes place.

9.6.3

To qualify for the Fast Track Route an application must satisfy the following criteria:


Deliver at least 35 per cent affordable housing on-site without public subsidy;



Is consistent with the relevant tenure split and meet other obligations and requirements to the
satisfaction of the LPA and the Mayor where relevant; and



9.6.4

Has sought to increase the level of affordable housing beyond 35 per cent by accessing grant.

The applicant has sought to increase the level of affordable housing through grant. The applicant reviewed
the prospectus ‘Homes for Londoners: Affordable Homes Programme 2016-2021’ which contains
provisions for a ‘Developer-led route’ to secure grant funding for the provision of affordable housing above
what is viable to provide with no subsidy. At the grant rate per additional unit available (£28,000 per unit) it
would still not be possible to provide any additional affordable housing as the remaining costs could not be
supported by the scheme.

9.6.5

The proposed development provides 35 per cent affordable housing with a tenure split that is in
accordance with LLP Policy H2 and the applicant has sought grant funding. The development therefore
complies with the Mayor’s ‘Fast Track Route’ and as such does not require a financial viability assessment.

9.6.6

To incentivise delivery, an Early Stage Viability Review will be triggered if the scheme is not implemented
within two years of the permission being granted or as agreed with the Local Planning Authority. This would
be secured in the s106 agreement.

Dwelling and Tenure Mix

9.6.7

LLP Policy H4 of the local Plan seeks the provision of a mix of dwelling sizes and type in order to meet
current and future housing needs. For affordable housing the preferred mix is:

9.6.8



1-bedroom units: not more than 20%



2-bedroom units: 20-50%



3-bedroom units: 40%

The proposed affordable mix is as follows:

All affordable units

9.6.9

Unit type

Amount

Percentage mix (rounded)

1-bed

1

14%

2-bed

3

42%

3-bed

3

42%

Total

7

100%

The proposed mix for affordable units is therefore in full accordance with the requirements of Policy H4.

9.6.10 For market units, a balanced mix, including the provision of family size accommodation, should be
provided. The proposed market housing mix is as follows:

All market units
Unit type

Amount

Percentage mix (rounded)

1-bed

6

42%

2-bed

5

35%

3-bed

3

21%

Total

14

100%

9.6.11 The proposed mix includes an acceptable level of family housing and is considered to be acceptable.

Residential conclusion

9.6.12 The proposed residential element is acceptable in principle and would provide an acceptable mix of market
and affordable units at different sizes.

9.7

9.7.1

Public house use

The application site currently comprises of a two storey public house (use class A4) with 347sqm of
floorspace get across the ground and first floors. The lawful public house use is understood to have ceased
operating in 2003. The proposal seeks to re-provide the public house through the provision of 517sqm of
floorspace across ground and basement levels.

9.7.2

Policy ED8 seeks to retain all existing public houses within the Borough unless it is demonstrated through
extensive marketing evidence that the use is no longer commercially viable. As the proposal seeks to reprovide the public house, with an uplift of floorspace, it is considered to comply with this aim of Policy ED8.

9.7.3

Policy ED8 (d) requires schemes affecting public houses to not result in the loss of cellarage or other
features that may render the pub use unviable. The replacement pub would provide kitchen facilities and
cellarage within the basement which are considered important elements in the ongoing viability of such an
establishment. The scheme would not, however, re-provide the ancillary residential accommodation that
the pub had historically benefitted from. The application has been supported by a commercial report
prepared by CF Commercial and a viability report prepared by GeraldEve. Both reports conclude that the
public house as proposed would generate a good degree of interest from prospective operators. The
reports highlight the favourable location of the pub, in close proximity to the Oval Cricket Ground and
provide comparable units within South London which are currently operating. Given this, it is considered
that in this instance the lack of ancillary accommodation would not be detrimental to the ongoing viability of
the replacement public house.

9.7.4

Paragraph 182 of the NPPF sets out the agent of change principle, in which existing facilities should not
have unreasonable restrictions put upon them as a result of development permitted after they were
established. This is relevant noting that a class A4 public house remains the lawful use of the site, and
residential accommodation is proposed above. The commercial report highlights an example of a pub
within LB Wandsworth within a new build scheme with residential accommodation above and a further
drinking establishment within LB Lambeth that again has residential units above. The applicant has
submitted a draft pub management plan, of which an updated version is recommended to be secured by
condition 25 once an operated has been identified. The management plan seeks to set out how residential
amenity will be protected without impacting detrimentally upon the ability of the public house to operate in a
manner that will ensure its viability. This includes allowing live music events to be held, but limiting the
number per week and giving notice to the residents and ensuring additional security staff are on site when
the pub is expected to be at its most busy (i.e. during match days at the Oval). Subject to this, and the
noise mitigation measures set out in section 11.6, it is considered that the introduction of a residential use
onto this site would not unduly harm the ability of a public house to operate viably.

9.7.5

The proposed development is therefore considered to be in accordance with Policy ED8 of the Local Plan.
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Design and Conservation

10.1 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.

10.2 Principle of demolition

10.2.1 The existing building comprises of a detached former public house which was rebuilt circa 1930. The
existing building is two storeys high, suffers from vandalism and contributes little to the character and
appearance of the streetscape. The building is not listed nor is it within a conservation area and therefore
the principle of its demolition is supported in design terms. This is subject to a replacement building of an
acceptable bulk, scale and massing being proposed. In terms of a design approach for the proposed
scheme, given the mixed character of the surrounding area, officers do not object to the principle of a new
building of contemporary design, on the basis that it is of high quality which enhances its context.

10.3 Scale, massing, layout and appearance

10.3.1 The context of the area surrounding the site is that of purpose-built blocks of flats. To the west of the site is
a Victorian, three storeys plus roof building fronting onto Kennington Oval. To the east of the site are smart
inter-war LCC blocks -which are five storeys high plus roof to Clayton Street. The wider context is
characterised by similar purpose-built residential blocks. The general built form of these blocks is large but
compact with consistent detailing and brick construction.

10.3.2 The previously refused application on this site proposed a building of a notably more substantial scale,
height, bulk and massing. This was considered to represent an incongruous and overly dominant form of
development within its context. The scheme as now proposed has been reduced in height to be more
commensurate with the prevailing building heights of the LCC blocks. The development has adopted a
more successful approach to the staggered massing, by reducing the height and adopting a roof form more
reflective of the building to the west where it adjoins. The development as now proposed further utilises
setbacks to the tallest elements of the scheme and the extensive use of glazing reduces any perceived
visual dominance.

Figure 12 - proposed massing of the building, with eaves heights denoted by red dashed line
10.3.3 The reduction in bulk, scale, height and massing from the previously refused scheme is shown in Figure 13
and Figure 14 below.

Figure 13 - scheme refused in 2016 (ref. 16/01181/FUL)

Figure 14 - development as now proposed
10.3.4 The building line has been revised from the refused scheme and would now match the building line of the
adjacent buildings to the north and west. Officers consider the bulk, scale and massing to be an
appropriate and sensitive response to the surrounding context and would allow for the building to
successfully integrate within the streetscene.

10.3.5 The detailed design and appearance of the scheme has also been subject to significant refinement from
that proposed in 16/011181/FUL. This is a corner site which allows an opportunity for a building to address
two street frontages and so there are no objections to a modern design approach. The design of the
refused scheme was considered to be of a particularly poor quality which failed to relate to the surrounding
buildings and so resulted in an incongruous and alien feature in the streetscene. This has largely been
rectified by the revised approach to massing and the increase in the level of brick.

Figure 15 – proposed Kennington Oval elevation

10.3.6 The proposed building would be finished in a red/brown mixed brick which would reflect the varying tones
found in the surrounding buildings as shown in Figure 16 and 17 below.

Figure 16 Brown brick to Lohmann House

Figure 17 Red brick to 16 Kennington Oval

10.3.7 The proposed building would utilise a mixture of textures, with diamond brick pilaster detailing and exposed
framing. Full height windows within deep recesses would provide relief to the elevation. Projecting
balconies are proposed to each elevation. The use of black metal framing with a diamond pattern would be
a sensitive reference to the gas holder without result in an unduly busy appearance. The use of glazing to
the ground floor would provide welcome animation to the streetscene. Low brick wall boundary treatments
would provide defensible space for future occupants whilst also clearly defining the residential and
commercial elements of the scheme. Overall, it is considered that the proposed design is of a high quality
that would provide an enhancement to the streetscene whilst respecting the architectural character of the
existing buildings.

Figure 18 - Proposed brick and balustrade detailing at junction of Kennington Oval and Clayton Street
10.3.8 The proposal is therefore considered to have overcome the fifth reason for refusal cited in 16/01181/FUL
(on height, scale, bulk and detailed design). Officers considered that the scheme is in accordance with the
aims of Policies Q5, Q6, Q7, Q8 and Q15 of the Local Plan.

10.4 Signage

10.4.1 The application proposed freestanding brick clad lettering along Kennington Oval to serve as the public
house signage. Following review by the council’s design team, officers were not satisfied that the brick slips
to the freestanding lettering could be sufficiently robust to the likely high levels of wear and tear they would
endure. The signage was subsequently omitted from the proposals. Condition 34 seeks to secure full
details of the proposed signage to the public house in accordance with Policy Q17.

10.5 Views

10.5.1 Strategic views are those identified in the London View Management Framework (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. The application site is also within the background or ‘wider setting
consultation area’ of View 4A.2, Primrose Hill to the Palace of Westminster. Due to the distance the
development, it would not be discernible in this view. There would be no impact.

10.5.2 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.

10.6 Impact on heritage assets

10.6.1 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 includes the relevant National Planning Policy Framework (NPPF) policies which are in addition to
Lambeth Local Plan and London Plan policies.

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

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

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

the one hand and planning benefits on the other if it is conscious of the statutory presumption in favour of
preservation and if it demonstrably applies that presumption to the proposal it is considering.

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

10.6.7 Where more than one heritage asset would be harmed by a proposed development, the decision-maker
also needs to ensure that when the balancing exercise in undertaken, the cumulative effect of that harm to
the individual assets (taken together) is properly considered.

10.6.8 Paragraph 190 of the NPPF requires local planning authorities to "identify and assess the particular
significance of any heritage asset that may be affected by a proposal (including by development affecting
the setting of a heritage asset) taking account of the available evidence and any necessary expertise.
[Local planning authorities] should take this into account when considering the impact of a proposal on a
heritage asset, to avoid or minimise any conflict between the heritage asset’s conservation and any aspect
of the proposal".

10.6.9 Pursuant to paragraph 192 of the NPPF: "In determining applications, local planning authorities should
take account of:

a) the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable
uses consistent with their conservation;
b) the positive contribution that conservation of heritage assets can make to sustainable communities
including their economic vitality; and
c) the desirability of new development making a positive contribution to local character and
distinctiveness".

10.6.10 In accordance with paragraph 193 of the NPPF: "When considering the impact of a proposed development
on the significance of a designated heritage asset, great weight should be given to the asset’s conservation
(and the more important the asset, the greater the weight should be). This is irrespective of whether any
potential harm amounts to substantial harm, total loss or less than substantial harm to its significance".

10.6.11 "Where a development proposal will lead to less than substantial harm to the significance of a designated
heritage asset, this harm should be weighed against the public benefits of the proposal including, where
appropriate, securing its optimum viable use" (paragraph 196 NPPF).

10.6.12 What follows is an officer assessment of the extent of harm which may result from the proposed
development to the heritage assets assessed by the applicant within a Heritage Statement as part of its
submission . This includes Conservation Areas, and neighbouring Listed Buildings. Both an individual

assessment against each heritage asset as well a cumulative assessment is provided. This is then followed
by an assessment of the heritage benefits of the proposed development.

10.7 Impact on heritage assets: Locally listed buildings

10.7.1 Henry Fawcett Primary School is a locally listed building and is to the north west of the application site as
shown in Figure 19 below. In accordance with Policy Q23, it is necessary to consider the impact of the
development on the setting of the locally listed asset. Moreover, paragraph 197 of the NPPF requires the
"effect of an application on the significance of a non-designated heritage asset [to] be taken into account in
determining the application. In weighing applications that directly or indirectly affect non-designated
heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and
the significance of the heritage asset".

Figure 19 – Locally listed Henry Fawcett Primary School edged in yellow, application site edged in red

Figure 20 - View from Henry Fawcett Primary School looking towards the application site

10.7.2 Views of the proposed development from and towards the locally listed school would be largely obscured
by the existing five storey buildings either side of Clayton Street. 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 and paragraph 197 of the NPPF.

10.8 Impact on heritage assets: Conservation Areas

10.8.1 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.
Paragraph 200 of the NPPF states that "local planning authorities should look for opportunities for new
development within Conservation Areas…, and within the setting of heritage assets, to enhance or better
reveal their significance. Proposals that preserve those elements of the setting that make a positive
contribution to the asset (or which better reveal its significance) should be treated favourably".

10.8.2 As shown in Figure 21 below, the boundary of the Kennington Conservation Area is to the north of the site,
set behind the gas holder. Montford Place forms the closest extent of the Kennington Conservation Area to
the application site.

Figure 21 – Extent of the Kennington Conservation Area shown edged in purple, application site edged in red

Figure 22 - View from Montford Place approximately towards the application site

10.8.3 Figure 22 above is taken from Montford Place looking towards the application site. Given the height,
distance and siting of the proposed development, it would not be apparent in any public views from the
Kennington Conservation Area. As such, the character and appearance of the conservation area would be
preserved in accordance with Policy Q22.

10.9 Impact on heritage assets: Listed Buildings

10.9.1 Gasholder No 1 to the north of the application site is Grade II listed. There is planning consent to build
within and adjacent to the gasholder (ref 17/05772/EIAFUL) and if that development is completed, the
setting of the gasholder would then be entirely defined by that development. However, until then, the
proposed development would form part of its setting. The listing description for the gasholder cites
landscape interest as a reason for designation, stating that the gasholder provides a landmark background
to The Oval cricket ground thus giving it particular urban landscape value.

Figure 23 – existing view from The Oval cricket ground towards the gasholders, with the existing building visible
adjacent to the screen.

Figure 24 - proposed view towards the gasholder from the cricket ground

10.9.2 The proposed development would be apparent in views towards the gasholder from the cricket ground.
Although there would be an increase in height, the height would be commensurate with the surrounding
buildings and far lower than the overall height of the gasholder. It is important to note that the listing refers
to the landscape importance of the gasholder when viewed from the cricket ground. The proposed
development would not be detrimental to the appreciation of these views, with the gasholder remaining the
dominant landscape feature. The building as proposed would not detract from the setting of the gasholder
and there would be no harm in accordance with the aims of Policy Q20 or in terms of the NPPF.

10.10 Impact upon heritage assets: Summary

10.10.1 Officers do not consider that there would be any harm to heritage assets resulting from the proposed
development.
10.10.2 As the ‘decision maker’ in this case is the Planning Applications Committee, and should Members come to
a different view, they must consider the impact of the proposed development on the significance of each
designated heritage asset. Great weight should be given to the asset’s conservation (and the more
important the asset, the greater the weight should be). This is irrespective of whether any potential harm
amounts to substantial harm, total loss or less than substantial harm to its significance (as per paragraph
193 of the NPPF)

10.10.3 Should Members come to a view that there would be less than substantial harm to the significance of the
gasholder as a designated heritage asset, this harm should be weighed against the public benefits of the
proposal, including where appropriate, securing the heritage asset’s optimum viable use (as per paragraph
196 of the NPPF).

10.10.4 In the event that paragraph 196 of the NPPF is engaged (meaning that Members are required to carry out
the balancing exercise noted above), officers consider that the development provides the following public
benefits:


Re-development of an existing site that currently detracts from the surrounding character of the
area;



The delivery of 21 residential units, of which 6 would be affordable housing;



Re-introduction and retention of an employment generating class A4 use as supported under
Policy ED8 (Public Houses)
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Standard of residential accommodation

11.1 National Floorspace Standards

11.1.1 Policy H5 of the Local Plan sets out the standards of housing expected in new-build dwellings including the
need to provide adequate internal space for the intended number of occupiers. London Plan Policy 3.5 and
associated Table 3.3 set out the minimum unit sizes for residential units in London. The London Plan
requirements have been assessed against the maximum number of bedspaces/occupiers an apartment
could accommodate. The below table sets out the unit’s compliance with the minimum floor areas.

Unit

Gross internal

LP minimum

area (sqm)

requirement
(sqm)

1 – 3b5p

98

93

2 – 3b5p

104

93

3 – 2b4p

73

70

4 – 2b3p

78

61

5 – 3b5p

96

93

6 – 1b2p

50

50

7 – 2b3p

70

61

8 – 1b2p

59

50

9 – 1b2p

51

50

10 – 3b6p

104

102

11 – 1b2p

54

50

12 – 1b2p

50

50

13 – 1b2p

53

50

14 – 1b2p

70

50

15 – 3b6p

117

102

16 – 2b4p

82

70

17 – 2b4p

76

70

18 – 3b6p

98

95

19 – 2b3p

63

61

20 – 2b4p

75

70

21 – 2b4p

74

70

11.1.2 The submitted drawings demonstrate that the overall unit sizes for each flat when assessed against
London Plan standards would meet or exceed the minimum GIA requirement.

11.1.3 In addition London Plan policy 3.5, Local Plan policy H5 and relevant guidance also requires account to be
taken of the size of habitable rooms and the internal layout of the units. In regard to these space standards,

the units within the scheme would be compliant. Ceiling heights in excess of 2.5m are proposed throughout
the development which would again comply with London Plan requirements.

11.2 Accessible, Adaptable and Wheelchair Housing Provision

11.2.1 Development should, amongst other things, enable people to live healthy active lives per London Plan
Policy 7.1, and be inclusive including addressing the specific needs of older and disabled people as per
Policy 7.2. Under the new National Technical Standards, London Plan Policy 3.8 (Housing Choice) is to be
interpreted so that the current standards relating to ‘lifetime homes’ and ‘wheelchair accessible or easily
adaptable dwellings’ are removed, and instead:


90% of new dwellings will need to be ‘accessible and adaptable’ (this is defined by building
regulations – Part M4 (2)); and



10% of new dwellings will need to be ‘wheelchair user dwellings’ (this is defined by building
regulations – Part M4 (3))

11.2.2 All units would be compliant with the requirements of Part M4 (2), allowing for them to be readily adaptable
to the needs of a future occupant. Units 4 and 14 would be compliant with Part M4 (3) being fully
accessible for wheelchair users. As such, one market unit and one affordable unit would be fully
accessible. Additionally, a contribution towards the provision of two on street disabled parking spaces
(including design, layout and any traffic regulation orders) will be secured by way of a s106 obligation in the
section 106 agreement. The proposed development is considered to be fully compliant with the
requirements of Policy 3.8 of the London Plan.

11.3 Privacy

11.3.1 Units within the proposed development would be served by windows to north, south, east and west. The
development would adjoin the blank flank elevation of 14-16 Kennington Oval to the west, would face the
Oval Cricket Ground to the south and a car park to the north thereby not allowing any opportunities for
mutual overlooking to these elevations. To the east, the development would be set back approx. 23.4m
from the windows to the flank elevation of Lohmann House. At this distance, it is not considered that any
unacceptable unit to unit overlooking could arise. Units 1 and 2 are served by ground floor windows to the
front elevation, however, these would be set back behind front gardens therefore allowing for defensible
space to be created. Where there are opportunities for overlooking from amenity spaces into habitable
windows within the proposed development, the plans are annotated to show screening in the form of
planting. This will be secured by condition (see condition 34).

11.4 Outlook and Aspect

11.4.1 Local Plan policy H5 part (a), (i) requires that proposals for new residential development to accord with the
principles of good design and will be expected to provide dual-aspect accommodation unless exceptional

circumstances are demonstrated. All units proposed would accord with this requirement and are therefore
considered acceptable in this regard.

11.4.2 All units would have an unobstructed outlook to at least two orientations allowing for future occupants to
benefit from a good standard of accommodation in that regard.

11.5 Daylight and Sunlight

11.5.1 Policy Q2 relates to the standards of privacy, levels of outlook and overlooking, impacts on levels of
daylight and sunlight within new dwellings and on neighbouring buildings as well as noise considerations
having regard to internal layouts/orientation and distance between units. Impacts upon neighbouring
buildings will be addressed later in this report (Section 12).

11.5.2 The proposed dwellings have been tested for their expected level of daylight. This has been measured
based on the Average Daylight Factor (ADF) test. A full explanation of the principles of this test is set out at
the beginning of the committee report pack.

11.5.3 33 habitable rooms within the proposed development have been analysed within the daylight assessment.
These rooms are set to the ground, first and second floors of the development. As daylighting generally
improves the higher a room is within a building, habitable rooms to the third, fourth and fifth storeys have
not been tested. Of the 33 rooms tested, 32 would full accord with BRE guidance, meeting or exceeding
the recommended ADF. One room would not achieve the BRE recommended ADF level. As shown in
Figure 25, this is a living/kitchen/dining area to unit 5 that is served by windows to the north and south
elevations. This room would achieve an ADF of 1.4%, which is 0.1% below the target ADF of 1.5% which is
set within the applicant’s report. The report justifies using a target of 1.5%, rather than the 2% set within the
BRE guidance for kitchens, as being appropriate because the living area is the principal use of the room.
BRE guidance states that living rooms should achieve an ADF of 1.5%. In this instance, this justification is
accepted by officers as the primary windows serving the room would be within the living area. As such, the
room would still be considered by officers to be an adequately lit space. Furthermore, this would be a
spacious room with ceiling heights of 2.65m which is in excess of the London Plan recommended height of
2.5m. As such, this room would be considered by officers to provide a good standard of accommodation. It
is further noted that all other rooms within the unit would exceed the ADF targets as recommended within
BRE guidance.

Figure 25 Proposed first floor plan with L/K/D area that does not meet BRE daylighting criteria highlighted
in red
11.5.4 The daylight/sunlight assessment further confirms that the consented scheme to the rear gasholder site
(ref. 17/05772/EIAFUL) will not result in any loss of natural light to the units within the proposed
development.

11.5.5 With regard to sunlight, all units would be served by windows to at least one elevation within 90 degrees of
due south. As such, all units within the proposed development would likely receive an adequate level of
sunlight.

11.6 Noise and disturbance

11.6.1 Units 3, 4 and 5 to the first floor of the proposed development would each be directly above the proposed
public house. As set out in paragraph 9.7.4 earlier in this report, paragraph 182 of the NPPF is clear that
existing facilities should not have unreasonable restrictions put upon them as a result of development
permitted after they were established. Prior to its closing in 2003, live music had been a key feature of The
Cricketers public house and so no objection is raised to the principle of the re-introduction of this. The draft
public house management plan states that live music events will be limited to three events per week,
unless otherwise agreed by the local planning authority.

11.6.2 As live music is proposed, it is of particular importance to ensure that appropriate noise mitigation
measures are implemented to protect the residential amenity of the occupiers of the units above. The draft

public house management plan sets out some mitigation measures including giving notice of live music
events to residents within the building and locating speakers away from doors/windows. However, these
measures in themselves would not be sufficient to mitigate against the noise that would arise from the
operation of the venue without physical mitigation measures.

11.6.3 The application is supported by a noise impact assessment which addresses noise transmission from the
public house to the residential units above. The noise impact assessment proposes an acoustic slab
between the ground and first floors (i.e. the pub and the residential units). This would result in a residual
noise level of 26dB(A) which is 9dB(A) below the ‘good’ standard indicated within the British Standard for
sound insulation and noise reduction (BS8233) for day time accommodation and 4dB(A) below the night
time criteria. However, this is based only on the noise that would arise from the pub related to customers,
food preparation and fixed equipment or building services plant. It does not provide an assessment against
the noise or vibrations that would arise from a live music event or amplified music and advises that further
work would be required to enhance the separating floor construction and flanking details.

11.6.4 The noise impact assessment and draft public house management plan have been reviewed by the
council’s environmental health consultants who agree with the conclusions and recommendations made.
As the applicant has confirmed that live music is proposed, a number of conditions have been
recommended by the council’s environmental health consultants which will cover the following matters:


Submission of a scheme of noise control measures and performance criteria, demonstrating
compliance with Noise Rating Curve 25 (NR25) and specifying noise levels for amplified music,
frequency with which live music shall be played, control measures to be used and details of
complaint recording and management plan [condition 19];



Submission of a scheme of noise assessment and scheme of mitigation ensuring pub operational
noise levels do not exceed NR25 within residential units and post-completion validation of the
aforementioned scheme including details of corrective action (if needed) [condition 20];



Design and install of a multi speaker array with built in noise limiting device setup by a suitably
qualified person with details submitted to and approved by the LPA [condition 18];



Full details of any proposed internal and external plant equipment and trunking to be submitted to
and approved by the LPA [condition 21]



Submission of an assessment of the acoustic impact arising from the operation of all internally and
externally located plant equipment [condition 22];



Submission of a post-installation noise assessment to confirm compliance with the noise criteria
[condition 22];



Submission of a scheme of noise and vibration attenuation [condition 23];



Submission of a scheme of measures to ensure all residential units have access to amenity space
within the development where noise levels do not exceed 55dB LAEQ (16 hour) [condition 24];



Submission of a final customer management plan [condition 25]



Restriction of opening hours as follows:
[09:00] Hours to [22:00] Hours – Monday to Thursday
[09:00] Hours to [23:00] Hours – Fridays and Saturdays.
[09:00] Hours to [21:00] Hours – Sundays, Bank Holidays or Public Holidays.

11.6.5 Subject to the above conditions, it is considered that the noise and disturbance arising from the proposed
public house, including through live music and amplified music, can be adequately mitigated to allow for an
acceptable standard of accommodation. These conditions would also be considered to adequate address
other sources of noise and disturbance arising from the public house, such as customers coming and
going. Additionally, condition 42 is recommended to limit the hours at which the outdoor seating can be
used to 10pm. Details of the smoking area will be secured through the final public house management plan
(again to be secured by condition).
11.6.6 It is also necessary to consider the noise impacts arising from the development’s proximity to the Oval
Cricket Ground, which hosts major international sporting events. To establish the existing ambient noise
levels effecting the site, the noise impact assessment included monitoring on one day of an international
cricket match which took place from 12pm – 9pm on a weekday. The assessment confirmed that noise
levels were notably higher on this day. To ensure acceptable internal noise levels within the residential
units, glazing with an enhanced acoustic performance is identified as being necessary. These details will
be secured by condition 23.

11.6.7 Subject to the conditions set out above, it is considered that an acceptable standard of accommodation
could be secured by the proposed development for future occupants with regard to noise and disturbance.

11.7 Quality and quantum of private and communal amenity space

11.7.1 The requirements for amenity space provision as part of new residential developments are detailed in
Policy H5 (b) of the Local Plan. For new flatted developments, shared amenity space of at least 50sqm is
required plus a further 10sqm per flat provided as a balcony, terrace or private garden. Where 10sqm of
private amenity space cannot be provided, the shortfall may be consolidated within the communal amenity
space.

11.7.2 On this basis, policy requires that the overall minimum outdoor amenity space for the development would
be at least 50sqm of communal amenity space plus 210sqm (21 flats x 10sqm) either as a

balcony/terrace/private garden or consolidated with the communal amenity space. Therefore the total
requirement would be 260sqm for the proposed development.

11.7.3 In total the proposed development would provide 346sqm of private amenity space, provided through
gardens, terraces, balconies and winter gardens. All units would meet or exceed the minimum required
quantum of amenity space with the exception of units 7 and 13. Unit 7 would have a shortfall of 0.6m but
would exceed the minimum internal space standard by 9sqm which, in accordance with Policy H5, would
offset the shortfall. Unit 13 would have two balconies with a total area of 6.75sqm, therefore falling short of
the minimum requirement by 3.25sqm. However, this unit would exceed the minimum internal space
standard by 3.25sqm which would offset the shortfall. All private amenity spaces are therefore considered
acceptable with regard to size.

11.7.4 Many of the units would be served by a number of smaller balconies facing out onto Kennington Oval and
Clayton Street. These balconies would generally be around 3.4sqm in size and have a separation distance
of 0.65m from the adjacent balcony. Where balconies serving different units are set to one elevation, this
would allow for a high level of mutual overlooking as there would be no screening between. The architect
advises within their design and access statement that the intention is to allow for interaction between
households to promote a sense of community amongst neighbours. Whilst this aspiration is noted, the aim
of Policy H5 is to provide some level of private amenity space for each dwelling. Owing to the arrangement
of the floor plates, each unit would always have at least one balcony that would be set at least 4m from the
nearest balcony that serves an adjacent unit. This is considered acceptable. Other units served by rear
terraces/balconies, roof terraces and rear gardens would all have acceptable levels of privacy.

Figure 26 – View of proposed balconies to Clayton Street elevation

11.7.5 The proposed communal amenity space would have a usable area of 38.5sqm, therefore falling short of the
50sqm requirement as set within Policy H5. However, it is noted that many of the private amenity spaces
exceed minimum requirements. Furthermore, as set out in paragraph 11.8.3, the proposed development is
within 0.3 miles (or 7 minutes walking distance) of Kennington Park. The site is constrained and other

rooftops have been utilised to provide good quality private amenity space. Given this, the shortfall is
considered on balance to be acceptable.

Figure 27 – view of proposed communal amenity space
11.8 Play Space
11.8.1 London Plan Policy 3.6: ‘Children and young people’s play and informal recreation facilities’, anticipates
that development which includes housing shall make provision for play and informal recreation based on
the expected child yield it would generate. Accompanying guidance: ‘Shaping Neighbourhoods - Play and
Informal Recreation SPG September 2012’ details how the policy shall be implemented in practice. A
minimum 10sqm per child, regardless of age, is recommended as a basis for assessing future
requirements arising from an increase in the child yield of an area.

11.8.2 Policy H5 Housing standards of the Local Plan states that provision for play space should be to at least the
requirements set out within the London Plan guidance. According to the GLA’s child yield calculator ten
children are likely to arise from the proposed development. In accordance with London Plan requirements,
this would generate a requirement for 100sqm of children’s play space.
11.8.3 Being a constrained site, a total area of 12sqm of children’s play space is proposed to be provided within
the communal amenity space proposed as part of the proposed development. Whilst this would fall short of
the required quantum by 88sqm, policy H5 (d) of the Local Plan allows for the provision of a financial

contribution towards the delivery of play space off-site to be secured in exceptional circumstances. In this
instance, the play space requirement is enhanced because of the quantum of affordable units on site which
increases the child yield. Officers acknowledge that the constrained nature of the site prejudices the
applicant's ability to provide 100sqm of play space that would be fully accessible and of an acceptable
standard.

11.8.4 In such exceptional circumstances, officers therefore recommend that a financial contribution is secured
through a s106 obligation to allow for the delivery of off-site play space. Annex 10 of the Local Plan advises
that a figure of £99 per sqm should be secured which would result in a contribution of £8,712 (i.e. 99 x 88).
The development is within 7 minutes walking distance or 0.3 miles of Kennington Park which would provide
an opportunity for an enhanced play provision within this park.

11.8.5 With regard to the on-site provision, officers consider that this would be best suited to under 5s given the
constrained nature of the identified play area. Full details of the play equipment will be secured by way of
condition 36. The scheme is therefore considered to comply with the aims of Policy H5 (d) of the Local Plan
and Policy 3.6 of the London Plan subject to condition 36 and a financial obligation towards off-site
provision to be secured by a s.106 planning obligation.
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Amenity for Neighbouring Occupiers

12.1 Policy Q2 of the Local Plan states that the proposed development will be supported if:
i.

visual amenity from adjoining sites and from the public realm is not unacceptably compromised;

ii.

acceptable standards of privacy are provided without a diminution of the design quality;

iii.

adequate outlooks are provided avoiding wherever possible any undue sense of enclosure or
unacceptable levels of overlooking (or perceived overlooking); (iv) it would not have an unacceptable
impact on levels of daylight and sunlight on the host building and adjoining property

12.2 Daylight, Sunlight and Overshadowing

12.2.1 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 assessment framework.

12.2.2 The application is supported by a daylight and sunlight report prepared by Point 2 Surveyors which has
been undertaken in accordance with BRE guidance. The report assesses the impacts upon the nearest
residential properties – 14-16 Kennington Oval, Read House and Lohmann House - as shown in Figure 28
and Figure 29.Figure 28 – Proposed development (in yellow) with adjoining properties labelled

Figure 28 – Proposed development (in yellow) with adjoining properties labelled

Figure 29 - massing model of the proposed development shown in the context of windows to nearby properties

Daylighting Results
12.2.3 All residential windows (within 14-16 Kennington Oval, Read House and Lohmann House) serving rooms
that face towards the application site were assessed using the Vertical Sky Component (VSC) and no
skyline (NSL) tests. A summary of these tests is provided in the beginning of this report pack. The
assessment provided demonstrates that the development would adhere to BRE guide target criteria with
regard to daylight within Read House, Lohmann House and 14 – 16 Kennington Oval.

12.2.4 Lohmann House is to the south-east of the application site and has 75 windows serving rooms facing
towards the application site. There would be no loss of daylight distribution to the majority of rooms within
Lohmann House. The maximum loss would be 10.1% which would be fully in compliance with BRE
guidance which states rooms should not see a loss in excess of 20%. With regard to VSC, the greatest
reduction would be 19.01%, although the majority of windows would see a loss not exceeding 3%. BRE
guidance states that any reduction in VSC below 20% would not be noticeable to occupants and
accordingly the scheme would not result in any material impact upon daylight to residents of this building.

12.2.5 Read House is to the east/north-east of the application site and has 70 windows serving rooms facing
towards the application site. VSC reductions would not exceed 8.7% and reduction in daylight distribution
would not exceed 7%. In accordance with BRE guidelines, there would be no noticeable reduction in
daylight to any habitable room within Read House.
12.2.6 Finally, 14 – 16 Kennington Oval is located to the north-west of the application site and 43 windows have
been tested. The greatest reduction in VSC would be 9.84% and the maximum reduction in daylight
distribution would be 0.3%. These losses would not be noticeable to occupants and are therefore not
considered to result in any undue harm to residential amenity.

Sunlight Results
12.2.7 The potential loss of sunlight to Read House, Lohmann House and 14 – 16 Kennington Oval has been
assessed using the Annual Probable Sunlight Hours (APSH) test. Units within Lohmann House would see
no reduction in APSH as a result of the development. There would be some loss of APSH within 14 – 16
Kennington Oval and Read House with the maximum annual loss being 10.5%. BRE guidance states that
APSH should not be reduced to less than 0.8 times its former annual value. Therefore, the proposed
development would be in accordance with BRE criteria and would not be considered to have an
unacceptable impact on sunlight to neighbouring properties.

12.3 Privacy

12.3.1 The nearest residential windows facing the proposed development are those in Read House to the north
east and Lohmann House to the south east of the application site. In the case of Read House, the south
facing windows to these flats are some 40 metres away from the application site which ensures that there
would be no unacceptable loss of privacy. With respect to Lohmann House, the separation distance
between the buildings would be similar to that between Lohmann and Read House. Further, given that the
buildings would be separated by a road, and that this relationship is typical of urban locations such as this,
it is not considered that the proposed development would result in an adverse loss of privacy to occupiers
of Lohmann House. It is noted that only a third of Lohmann House faces the proposed development.

12.3.2 With respect to 14 - 16 Kennington Oval, at the rear of the proposed development there are proposed
windows which would be perpendicular to this property. There would be no direct overlooking to habitable
windows given the orientation/position of the proposed development.

12.3.3 Rooftop amenity spaces are proposed as part of the proposed development but they would be set back
from the roof edges to minimise overlooking in to the rear gardens of neighbouring properties. Screening in
the form of planting is proposed and annotated on the relevant plans. Full details of this will be secured by
condition 26.

12.3.4 The proposed development is set back approx. 23m from the Gasholder 1 to the north which has been
granted consent for a residential re-development (ref. 17/05722/EIAFUL. This distance is considered
acceptable to protect the residential amenity of future occupants of both developments.

12.4 Outlook and sense of enclosure

12.4.1 The nearest habitable windows facing the proposed development are in Read House and Lohmann House.
Given the separation distances and relationships described above, it is not considered that these
properties would be unduly affected with respect to sense of enclosure or loss of outlook. Where the
building adjoins 14 – 16 Kennington Oval, it would project beyond the rear building line by only 1.2m. As
such it is not considered that the proposed development would reduce the outlook from any rear facing
windows to this building.

12.5 Noise and Vibration

12.5.1 The lawful use of the application site continues to be for a public house, despite the use having ceased in
2003. The pub hosted frequent live music events and it is proposed that this will continue in the re-provided
establishment but limited to three events per week. The introduction of the 2012 Live Music Act allows any
premises licensed for sale of alcohol to play live music until 11pm any day without a licence. As such, the
public house use could re-commence at any time and live music events could be hosted at the premises

without the need for planning permission. This is a material consideration in the assessment of impacts on
neighbouring properties.
12.5.2 As discussed in section 11.6 of this report, a number of conditions are to be secured to control the acoustic
impact of the public house on the residential units above. In turn, these conditions will also mitigate against
potential impacts upon neighbouring properties arising from the re-commencement of the pub use, which
would otherwise be unfettered. Details of the smoking area will be secured by way of condition to ensure
that it will not be sited so as to lead to undue disturbance to neighbouring properties. Furthermore,
condition 42 would restrict the use of outdoor seating to no later than 10pm. Subject to these conditions, it
is not considered that the proposed public house would result in any increased noise or disturbance to
neighbouring occupiers when compared to the existing unfettered use that could be reinstated.
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Designing Out Crime

13.1 London Plan 2015 Policy 7.3 states that development should amongst other things, reduce opportunities for
crime and contribute to a sense of security in particular, well maintained routes, clear indication of spaces
being private, semi-private or public and natural surveillance, encourage activity appropriate to the location,
promote a sense of ownership of spaces, places and buildings, integrate security features into the design.
Policy Q3 (Community safety) requires developments to be designed in a manner that does not engender
opportunities for crime or anti-social behaviour or create a hostile environment that would produce fear of
crime.
13.2 The application was referred to the Metropolitan Police Design Out Crime advisor who raised no concerns
regarding the proposed development. This is subject to a recommended condition (Condition 33) requiring
the development to adhere to the principles of secured by design. The Metropolitan Police have stated that
they are satisfied that the development as proposed could achieve the security requirements of the scheme.

14

Ecology and Landscaping

14.1 The ‘sustainable development’ imperative of NPPF 2012 includes enhancing the natural environment and
improving biodiversity (para 7). London Plan 2015 policy 7.19 states that development proposals, where
possible, should make a positive contribution to the protection, enhancement, creation and management of
biodiversity.

14.2 Lambeth Local Plan 2015 Policy Q9 states that development will be supported where: provision is made for
landscaping for future growth and aftercare; existing features are retained and enhanced, including any
habitat as well as creating new ones; and which maximises greening opportunity; uses local characteristic
species; takes account of existing and potential routes; provides strong boundary treatments; avoids leftover
spaces; are attractive and provides sustainable drainage and minimises runoff.

14.3 Soft landscaping is proposed to the boundaries of the proposed development along Kennington Oval as well
as to the communal and private terraces. The application site at present does not benefit from any soft
landscaping or trees and so the proposed introduction of planting would be considered an enhancement.
Some indicative landscaping plans have been provided and therefore detailed plans, including a full planting
schedule are required to secured by way of condition [condition 26].

14.4 With regard to ecological impacts, the submitted preliminary ecological appraisal identified that the existing
building has the potential to support roosting bats. The appraisal recommends that further surveys are
undertaken to determine if any bats are using this building for roosting. This is supported by the council’s
ecology officer who has advised it will be necessary to ensure that these surveys are undertaken prior to the
commencement of any demolition or site clearance works. Details of these surveys are to be secured by
condition 17. Should roosting bats be found, further survey work will be required to inform mitigation
measures which is also secured by condition 17.

15

Transport

15.1 Policies T3, T6, T7 and T8 of the Local Plan seek to ensure that proposals for development have a limited
impact on the performance and safety of the highway network and that sufficient and appropriate car parking
and cycle storage is provided whilst meeting objectives to encourage sustainable transport and to reduce
dependence on the private car. If development would have an unacceptable transport impact, it should be
refused in the absence of mitigation measures to make the development acceptable.

15.2 Site context

15.2.1 The site has a Public Transport Accessibility rating of 6(a) - which is considered excellent on a scale of 0 to
6, where 0 is worst and 6(b) is excellent. People accessing the proposed development would therefore
benefit from excellent access to local public transport services. The site is close to Oval and Vauxhall
Stations. The site is also within controlled parking zone "Kennington K" CPZ which is in operation from
08.30 to 18.30. There are currently two vehicular crossovers on Clayton Street that serve the site. The site
is within close proximity of Cycle Superhighway 5 (Oval towards Pimlico via Vauxhall Bridge) and 7 (Merton
to Southwark Bridge). There is a cycle docking station located a short walk from the application site.

15.3 Cycle Parking

15.3.1 Policy T3 of the Lambeth Local Plan requires development to provide cycle parking in accordance with
London Plan requirements. The London Plan requirements for this development are set out below:

Use

Short Stay

Long Stay

A4 (drinking establishments)

13

3

C3 (residential)

0

35

15.3.2 The quantum of cycle parking proposed is set out below. As demonstrated within the table, the proposed
development would exceed the minimum required quantum of cycle parking for each use.

Use

Short Stay

Long Stay

A4 (drinking establishments)

20

4

C3 (residential)

1

44

15.3.3 The residential cycle store for units 3 – 21 would be to the ground floor of the proposed development,
accessed via the communal entrance lobby. This store would therefore be secure and covered in
accordance with the requirements of the London Plan. It is proposed to provide 30 spaces through double
tier racks. It is noted that double tier racks can be more difficult for those with limited mobility to use.
However, five Sheffield stands would be provided which would accommodate for the needs of occupants
who are unable to use the double tier racks. In this instance, the proposed arrangement is considered
acceptable.

Figure 30 – proposed residential cycle store
15.3.4 Units 1 and 2 are duplex units with private entrances from Kennington Oval, set behind front gardens. It is
proposed that individual cycle stores would be provided within each garden with space for two bikes. This
arrangement is considered acceptable in principle, subject to details being secured by way of condition
(see condition 43) to demonstrate that the cycle parking is secure, covered and accessible.

15.3.5 Employee cycle storage for the public house is proposed to be provided to the basement and would be
accessed via a lift. The lift would measure 1.1m x 1.1m which is sufficient to accommodate a bike and a
dismounted cyclist. Again, double tier stands are proposed but half of the spaces would be at ground level

which would accommodate cyclists with restricted mobility. Additionally, a number of Sheffield stands are
proposed to the front of the pub.

15.3.6 Short stay cycle parking is proposed by way of 10 Sheffield standards to the front of the public house, on
land that is within private ownership (within the red line boundary and within the applicant’s control) and
therefore not public highway. The siting of the stands would allow for a good level of natural surveillance
from within the public house and the outdoor seating. The proposed cycle parking provision is therefore
considered to be in accordance with the relevant London Plan and Local Plan policies.

15.3.7 It is noted that TfL have requested a financial contribution towards membership of the Santander Cycle
Hire scheme for each residential unit within the proposed development. TfL cite the proximity of the
proposed development to a cycle docking station as the reason for the request for a financial contribution.
However, the proposed development would deliver a policy compliant quantum of cycle parking for both the
residential and commercial elements of the scheme including both short and long stay provision. As there
is no policy basis for requiring a contribution towards cycle hire membership where a policy compliant
quantum of cycle parking is proposed, it is not considered necessary to secure this obligation to make the
development acceptable in accordance with Regulation 122. As such officers have not sought the financial
contribution requested by TfL.

15.4 Car parking & servicing
Car parking
15.4.1 The application site is within a controlled parking zone and the proposed development proposes no offstreet parking. In accordance with the aims of Policy T7, the proposed development would be car free with
an obligation secured by way of a s106 agreement to remove eligibility for future residential occupiers and
employees to receive parking permits.

15.4.2 The Transport Officer has recommended that as no on-site car parking is proposed, that two disabled car
parking spaces are provided on-street, within the vicinity of the Site. A financial contribution of £20,000 is
required to secure relevant design, layout and any traffic regulation orderd for this and this would be
secured through an obligation in the Section 106 Agreement (see section 20, paragraph 20.3 of this
report).

15.4.3 There is good Car Club coverage across Lambeth and the Council is aiming for Car Club bays within 400m
of each other, to ensure convenient provision for all Lambeth residents. Policy T7 of the Local Plan states
that Car Clubs are required, where appropriate, preferably on-street to facilitate ease of public use. Policy
T7(a) also confirms that Car Clubs and pool car schemes will also be promoted as an alternative to car
parking and individual car ownership. For the proposed development, provision of Car Club membership
will be required for all residents from first occupation of the development. This will be secured by an
obligation in the Section 106 Agreement (see section 20, paragraph 20.3 of this report). Additionally, the
Section 106 Agreement is to include an obligation that (three year) Car Club membership must be provided
to all future residents and must be available from first occupation of the proposed development.

Servicing
15.4.4 With regard to servicing, it is proposed in the application that all servicing would take place on street. The
sites frontage with Clayton Street is controlled by a single yellow line which allows for loading or unloading
for up to 40 minutes during the hours of controlled parking zone (CPZ) control. The CPZ hours of control
are 8.30am – 6.30pm Monday to Friday. Servicing is proposed to generally take place via Clayton Street,
making use of the 20m single yellow line. The length of the single yellow line would allow for vehicles up to
a 10m rigid vehicle to be accommodated.

Figure 31 – highway layout with location of double and single yellow lines
15.4.5 Deliveries to the public house would be scheduled to 30 minute slots which would reduce the potential for
more than one vehicle to be attending the application site at any one time. It is anticipated that deliveries to
the public house would occur between 9am and 12pm. Vehicles will arrive along the A202 Harleyford
Street before turning onto the northern section of Kennington Oval and then onto Clayton Street. Vehicles
will then leave by continuing along Clayton Street and then joining the A23 Kennington Road. Servicing
movements for the public house are not anticipated to exceed 1 – 3 vehicle trips per day. This would likely
comprise of a maximum of one drinks delivery per day, undertaken in a 10m rigid vehicle and 1 – 2
deliveries of sundries and business goods such as supplies and non-perishable foods. It is not anticipated
that two delivery vehicles would attempt to service the site at the same time owing to the low number of
overall vehicular movements expected and the provision of scheduling as set out above. However, should

this unlikely scenario arise, the single yellow line is of a length to accommodate two servicing vehicles
whilst still allowing enough room to manoeuvre out of the space and continue down Clayton Street as
shown in Figure 32. It would also be possible for vehicles to load or unload on the double yellow lines on
Kennington Oval if necessary, as allowed by the CPZ.

Figure 32 – swept path analysis using 3.5T panel van showing a vehicle egressing behind another
15.4.6 With regard to the residential units, it is anticipated that there would be no more than 2 – 3 vehicular
movements per day associated with deliveries and servicing. The vast majority of these deliveries would
take the form of online shopping deliveries such as groceries or post. The average stay would be less than
10 minutes. Given the limited servicing requirements of both the residential units and the public house, it is
not considered that there would be any unacceptable conflict and the proposed development would not
have an adverse impact upon the safe operation of the highway.

15.5 Network impacts

15.5.1 An outline construction logistics plan has been submitted with the application for the proposed
development which details the expected management of traffic during the proposed construction period.
This is with the aim of minimising disruption to local residents and businesses as well as other users of the
adjacent highway network. Construction is anticipated to take 18 months. Vehicle activity will primarily take
place outside of peak periods in order to minimise disruption to the local road network and avoid conflicts
with the beginning and end of the school day.

15.5.2 Proposed construction vehicles routes are shown in Figure 33 below. Vehicles arriving are shown in red
and routes leaving the application site shown in below.

Figure 33 - proposed construction vehicles routes
15.5.3 The applicant has confirmed in the application that drivers will be made aware of the designated
construction routes, including suppliers making deliveries of materials. Construction vehicle arrival and
departures would be programmed and staggered to reduce the potential for congestion at the application
site. Suppliers’ drivers will be required to call ahead to ensure that the application site is ready to receive a
vehicle. This will be secured through the detailed Construction Environmental Management Plan under
condition 5.

15.5.4 Following comments from officers, a transport note dated February 2018 was submitted for consideration
by the applicant. This confirmed that the contractor will liaise with adjacent construction sites, including
Oval Gas Works and Tesco in order to manage construction vehicle arrivals and departures. This will
particularly focus on construction vehicle movements along Vauxhall Street. Furthermore, the draft
construction management plan submitted with the application confirms that the application site will not
conflict with the Northern Line extension works.

15.5.5 Subject to a final construction management plan being secured by condition (see condition 5), it is not
considered that the proposed construction works would result in an unacceptable level of harm to highway
safety.

15.6 Refuse and Recycling

15.6.1 The proposed development proposes dedicated internal refuse stores for both the residential and
commercial uses within the building. Lambeth’s Refuse & Recycling Storage Design Guide states, amongst
other requirements, that internal stores must be adequately ventilated and provide wash down facilities.
Compliance with these requirements are recommended to be secured by way of condition (see condition
48). The proposed refuse stores would open out onto Kennington Oval and a dropped kerb is proposed to
allow for collection. Full details of the dropped kerb will be secured through a section 278 legal agreement.
15.6.2 The council’s waste and recycling storage and collection requirements document provides the minimum
capacities required for both residential and commercial uses. For the residential element of the proposed
development, storage for, 2,100l of refuse and 1,260l of recycling is requiredto be provided. The submitted
plans demonstrate that storage for 4,400L of waste would be accommodated within the residential store
therefore complying with this requirement. There is no specific standard for public houses with regard to
the quantum of waste storage but nonetheless, the store appears to provide capacity for in excess of
6,000l of waste and the council’s waste consultant has confirmed they are satisfied with the provision within
the proposed development.

15.7 Conclusion

15.7.1 The proposed development is considered acceptable with regard to transport and highways impacts
subject to the following obligations in the section 106 agreement (see section 20, paragraph 20.3 of this
report):


S278 agreement (to be entered into prior to implementation) to secure the re-instatement of the
redundant vehicular crossovers on Clayton Street and to secure the installation of the new
crossover on Kennington Oval;



Car club memberships for all residential units from first occupation of the proposed residential
development for a period of 3 years;



Remove eligibility for parking permits for residents and employees; and



A financial contribution of £20,000 to be used towards the cost of design, layout and any necessary
traffic regulation orders to provide for two on-street disabled parking spaces in the vicinity of the
proposed development.
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Sustainable Design and Construction

16.1 The NPPF seeks that proposed development promotes the use of renewable energy where technology is
viable, economic and where the social impacts can be addressed satisfactorily. From 1 October 2017,
London Plan policy 5.2 requires major residential developments to achieve zero carbon status through a
combination of on-site measures (35%) and cash-in-lieu contributions to a ring-fenced carbon off-set fund
(65%). For the proposed development, the calculated contribution amounts to £45,480. In this instance, a
13.2% carbon emissions reduction is achieved on site and the off-setting payment therefore covers an
86.8% reduction in emissions.

16.2 Policy 5.3 of the London Plan states that development proposals should demonstrate that sustainable design
standards are integral to the proposal and should meet the minimum standards set out in the Mayor’s
‘Sustainable Design and Construction’ SPG (2006). It is also recognised that Policy 5.2 of the London Plan
states that development proposals make the fullest contribution to Minimising carbon dioxide emissions in
accordance with the Mayors energy hierarchy, namely; using less energy, supplying energy efficiently and
using renewable Energy. The London Plan requires that all major developments meet specific targets for
carbon dioxide emissions reduction in buildings. These targets are expressed as minimum improvements
over the Target Emission Rate (TER) as set within Part L of the Building Regulations (2013).

16.3 Policy EN4 (Sustainable design and construction) of the Local Plan requires all development to meet high
standards of sustainable design and construction feasible, having regard to the scale, nature and form of the
development proposal. Proposals should demonstrate in a supporting statement that these standards are
integral to the design, construction and operation of the development. Part (b) of Policy EN4 requires all
major non-residential schemes to achieve BREEAM excellent.

16.4 In response to achieving compliance with Policy EN4, the proposed development has incorporated the
energy hierarchy into the design of the site in order. Energy demand reduction measures incorporated in the
building include enhanced fabric efficiency of the building envelope, high efficiency lighting systems and
highly efficient plant and systems. All potential renewable energy technologies have been considered for the
proposed development. Air source heat pumps are proposed to provide cooling to the fifth floor units to avoid
overhearing. Photovoltaic panels are proposed to the roof to provide low carbon energy for the units below.

16.5 Whilst the residential element of the proposed development would, as set out above, achieve a 13.2%
reduction in emissions against a target of 35% reduction beyond Part L requirements, the energy strategy
does demonstrate that, in designing the proposed development, the applicant has applied the principles of
the Mayor’s energy hierarchy and has sought to reduce carbon emissions through a number of measures.
Furthermore, an off-setting payment (payment of £45,480 to achieve zero carbon for the residential element
of the scheme) to reduce the emissions to the equivalent to zero carbon will be secured by way of a s106
obligation in the section 106 agreement (see section 20, paragraph 20.3 of this report). This will be used
towards funding off-site energy efficiency projects within Lambeth.

16.6 The public house element of the proposed development would achieve a 25.4% reduction in carbon
emissions against a 35% target. However, (as set out in paragraph 16.5 above), the Mayor’s energy
hierarchy has been followed and all potential low and zero carbon technologies have been considered by the
applicant. The proposed development would therefore be considered to comply with Policy EN4 of the Local
Plan and Policy 5.2 of the London Plan as carbon emissions have been reduced as far as could feasibly be
achieved.

16.7 The energy strategy states that the public house will achieve a BREEAM excellent rating but no further
details such as a pre-assessment have been provided. Conditions 28 and 29 therefore secure a design
stage assessment and final certification to ensure that the non-domestic element of the pub building does
achieve BREEAM excellent in accordance with Policy EN4.
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Health and Safety

17.1 The application site is within the HSE Inner Consultation Zone surrounding the major hazard installation of
the Kennington Gasholder Station. The Kennington Gasholder station is located to the north of the
application site comprising 4 x gas holders of which the largest (Gasholder No 1) is located approximately 23
metres from the boundary of the application site.
17.2 Planning permission was granted in June 2018 for the refurbishment and re-development of the Gasholder
No 1 site for residential use (ref 17/05772/EIAFUL). The Gasholders are no longer operational and the
Council is currently undergoing the process by which the hazardous substances consent is revoked. Subject
to referral to the Secretary of State, this is expected to be completed by the Summer of 2019.
17.3 Paragraph 170 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.

17.4 Policy 5.22 of the London 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. The risks should be balanced with the benefits of development and should take account of
existing patterns of development.

17.5 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. The HSE are consulted on such proposals due to the potential risk that a major
accident at the Oval Gasometers could have. The HSE advise that new development in proximity to such
sites (in particular intensive, multi-storey schemes) potentially increases both the number of ignition sources
and of those people who could subsequently be affected by any incident.The HSE provided comments on
the application for the proposed development, advising that there are sufficient reasons, on safety grounds,
for advising against the granting of planning permission. Nevertheless, the HSE went on to state that they
would not advise against the grant of planning permission for the proposed development if a Grampian
condition was attached to the consent, so as to prevent the occupation of the residential element of the
building until the hazardous substances consent for the Kennington Gas Holder Station has been revoked.
17.6 The Council is currently in the process of negotiating the revocation of the hazardous substances consent
which falls outside of the planning process. Officers have followed HSE’s advice in this regard and have
recommended condition 3 (agreed by HSE) be attached to the consent.
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Other Environmental Matters

18.1 Flood Risk

18.1.1 The application site is located within Flood Zone 3, which has a high probability of flooding from a tidal
event in the River Thames. However, when existing flood defences are taken into consideration the actual
risk of flooding is considerably reduced. Therefore consideration should be given to the risk of flooding of
the site from surface water flooding or a breach of the Thames defences. The application site lies behind
existing flood defences in the passive floodplain, and is located in the 1 in 200 design floodplain.

18.1.2 A Flood Risk Assessment (FRA) has been prepared and submitted in accordance with current guidance.
The Environmental Agency raised no objections to the application and it is considered that the proposed
development is in compliance with Policy EN5.

18.1.3 The application site is above a secondary aquifer and therefore a number of conditions are recommended
to ensure that there are no contamination risks. Subject to adherence with conditions (see conditions [7, 8,
9, 10 and 11]), officers consider the proposed development acceptable in this regard.

18.2 Sustainable Urban Drainage Systems

18.2.1 Policy EN6 relates to sustainable drainage systems and water management and states that development
should seek to ensure that the layout and design of development does not have a detrimental impact on
floodwater flow across the site. It advises that in order to ensure a net decrease in both volume and rate of
run-off leaving a site, development should incorporate sustainable drainage systems (SuDS) consistent
with the London Plan drainage hierarchy and National SuDS Standards.

18.2.2 The application is supported by a sustainable water drainage strategy (SWDS) and the application site will
maintain the existing discharge strategy of a connection to the main sewer. Given the geology of the local
area and the fact a connection to the sewer already exists, this strategy is deemed appropriate by the
council’s flood risk officer and secured via condition 12. The green roof proposed is stated within the
SWDS as being constructed in accordance with the SuDS manual and full details of the green roof will be
secured by way of condition (see condition 15). The green roof is considered to provide ample water quality
management and would be capable of managing the required design storm events. A draft maintenance
plan has been provided by the applicant to demonstrate that the green roof would be maintained in the long
term to ensure its ongoing effectiveness. The proposal therefore demonstrates to the satisfaction of officers
that the application site is at a low risk of flooding from surface water.

18.3 Basement Construction

18.3.1 Policy EN5 of the Local Plan provides guidance on basements and states that basement proposals shall
incorporate appropriate mitigation measures to ensure a development is safe from all forms of flooding and
does not increase flood risk elsewhere. It also states that applications will be required to demonstrate that a
proposal would not cause harm to the built and natural environment and local amenity and would not result
in flooding or ground instability

18.3.2 The application for the proposed development is supported by a structural engineering report which broadly
sets out the method of construction anticipated for the basement construction associated with the proposed
development. This is a desk based study and no boreholes have been drilled to ascertain the sites geology
and hydrology. The report notes that a geotechnical investigation will be required which will establish levels
of groundwater and site specific geological conditions. Condition 7 secures a full basement method
statement and associated flood risk assessment prior to commencement of any basement construction.
This will ensure that a site specific analysis of hydrological and geological conditions is undertaken and
informs the method of construction to ensure risks associated with land stability and flooding are mitigated.

18.4 Contamination

18.4.1 Policy EN4 requires adequate remedial treatment of any contaminated land before the commencement of
development.

18.4.2 A phase 1 desk study has been submitted which identifies potential sources of land contamination that may
impact upon the application site. The principle plausible source of potential contamination arises from the
proximity to the historic gas works and gas holders to the north. Additionally, there is a petrol station 238m
from the application site which may also allowed for ground contamination to occur. The phase 1 study
concludes that a phase II exploratory investigative works study should be undertaken prior to the
commencement of any development. The council’s environmental health consultant agrees with this
conclusion and has recommended that conditions 8, 9 and 10 be secured. Condition 8 requires further site
investigation works including an options appraisal and remediation strategy. Condition 9 requires the
submission of a verification report prior to occupation of the proposed development- demonstrating
completion of the works within the remediation strategy along with monitoring and sampling. Condition 10
would require the submission of an amended remediation strategy should any additional contamination be
found to be present during construction of the proposed development. Subject to these conditions being
secured, officers consider that the remediation of the potentially contaminated land can be adequately dealt
with.

18.4.3 The application site is situated over a secondary aquifer and within a groundwater source protection zone.
Additional care therefore needs to be had to prevent contamination. Conditions 8, 9 and 10 have also been
requested by the Environment Agency to ensure no risk of contamination to controlled waters (see section
18.1.3 above).

18.5 Air Quality

18.5.1 The proposed development is a major development located within a borough-wide Air Quality Management
Area (AQMA) 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 of the
proposed development, 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.
18.5.2 The London Plan (Policy 7.14) states that within AQMAs, developments should be at least ‘air quality
neutral’ and not lead to further deterioration of existing poor quality.

18.5.3 With regard to air quality impacts during construction, the conclusions and measures proposed within the
Air Quality and Dust Risk assessment are accepted. However, it is recommended a full standard air quality
and dust management plan (AQDMP) condition is required to be secured by condition (see condition 4).

18.5.4 Officers accept the conclusion within the air quality assessment (AQA) provided by the applicant that the
proposed development, once operational, will meet the London Plan’s air quality neutral benchmarks for
transport. Officers accept the conclusion that the proposed development is unlikely to exceed the air quality

neutral benchmark from buildings if the proposed centralised boiler system uses low-NOx boilers
(<40mg/kWh) combined with PV cells at roof level. This is is to be secured by condition (see condition 49).

18.6 Archaeology

18.6.1 Policy Q23 of the Local Plan seeks to sustain or enhance the significance of undesignated heritage assets,
including archaeology. The application has been accompanied by a desk-based archaeological
assessment which demonstrates that there is no discernible on-going archaeological interest within the
application site. The Greater London Archaeological Advisory Service (GLAAS) have confirmed that they
have no objections to the proposed development in this regard and do not consider any further assessment
or conditions necessary.
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Employment and Training

19.1 Policy ED14 of the Local Plan states that planning obligations should be used to secure employment
opportunities and apprenticeships arising from major developments, so that local residents are given access
to the right skills training so that they can take advantage of opportunities created by new development.
19.2 The SPD on Employment and Skills (2018) sets out a ‘headline’ target of 25% of jobs generated by
developments as being for local residents. The SPD envisages that an applicant will be asked to work
towards delivery of that target through the carrying out of an approved employment and skills plan, which
would be designed so as to include the intended target numbers and types of job opportunities. The SPD
envisages an element of flexibility in how an applicant may agree to work towards delivery of employment
and skills obligations, for example as regards the target mix of jobs, apprenticeships and/or bespoke
employment training and support arrangements. The employment and skills plan should also set out how an
applicant will aim to deliver young people’s training and careers initiatives.

19.3 Given the nature of the proposed development, it is proposed in this case that employment and skills
obligations are sought in respect of the construction phase only. The SPD also envisages the possibility in
individual cases of an applicant making a payment in lieu rather than seeking to deliver employment and
skills obligations ‘in kind’ and the SPD sets out the broad basis on which such payment would be calculated.

19.4 As part of a Section 106 Agreement, the Council will require the applicant to commit to the completion of a
construction phase employment and skills plan and the delivery of the obligations contained in that plan,
unless employment and skills officers (after detailed discussion with the applicant) agree that a payment in
lieu of some or all of those obligations would be the most effective method of delivery in this case. In
addition, a financial contribution will also be required towards the cost of vocational training and employment
support, which is calculated on the basis of £6,500 for every 10 residential units provided. This contribution
has been calculated to be £13,650.

19.5 As the lawful public house use will be reinstated, it is not considered necessary or reasonable to secure
employment and skills contributions on this element of the scheme.
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Planning Obligations and CIL

20.1 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).

20.2 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.

20.3 The proposed obligations to be secured through the S106 Agreement are as follows:

Item

Details

Affordable housing -

Six units of affordable housing with the following mix:

on-site provision
Social rent:
2 x 2 bedroom
3 x 3 bedroom
Rent levels would be in accordance with Lambeth’s Tenancy Strategy.
These are based on Local Housing Allowance (LHA) levels for two bed
units and Social Target Rents (STR) for three bed units

Shared ownership:
1 x 1 bedroom
1 x 2 bedroom

Overall monthly cost to be no greater than 40 per cent of local income
Affordable housing -

A viability review will be required if commencement of foundation and

non-implementation

piling works does not occur within two years of the grant of planning

viability review

permission. If the review shows improved viability, an additional
affordable housing payment would be made up to a maximum equivalent
to 40 per cent by habitable room.

Employment & skills

 Employment and Skills Plan to cover reasonable endeavours to
secure 25 per cent of jobs created by the development during
construction

 Employment and skills financial contribution - £13,650
Children’s play space

Financial contribution of £8,712 towards the off-site provision of play
space at a local park

Carbon off-setting

Payment of £45,480 to achieve zero carbon for the residential element
of the scheme

Highway



improvements (s278)

Removal of two redundant vehicular crossovers to Clayton Street
and reinstatement of the pavement



Installation of one vehicular crossover to Kennington Oval to facilitate
refuse and recycling collection

Transport



Parking permit free designation for public house (employees)



Parking permit free designation for residential uses



Three years free car club membership for residents from first
occupation of the proposed development



Other

Financial contribution towards two disabled parking bays

Monitoring fee of 5% of the total financial obligations

20.4 If the application is approved and the proposed development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will arise.

20.5 The Lambeth CIL contribution is estimated, on the basis of information supplied with the planning
application, to be £348,669.04. Expenditure of the majority of a future CIL receipt will be applied towards
Borough infrastructure needs as contained in the published CIL Regulation 123 List, which defines what CIL
may be spent on. 25% of the CIL receipt will be applied towards local neighbourhood spend, in the North
Lambeth Local Investment Plan (CLIP) area in which the development is located. Local neighbourhood
funding from CIL may be applied to infrastructure needs in line with the CIL Regulation 123 List, or to
anything else that is concerned with addressing the demands that a development places on an area.

20.6 Allocation of CIL monies to particular infrastructure projects is not a matter for consideration in the
determination of planning applications. Separate governance arrangements are being put in place for
Borough Infrastructure needs, and locally through the Cooperative Local Investment Plan initiative.
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CONCLUSION

21.1 The application proposes to redevelop the application site to provide 21 residential units in addition to reproviding the existing public house. The proposed development would deliver six affordable housing units
on-site at a tenure split and unit mix that fully meets the council’s adopted policies.

21.2 The bulk, scale and massing of the proposed development is considered acceptable and the height is
broadly commensurate with the prevailing building heights in the vicinity of the application site. The proposed
development would not result in any harm to nearby heritage assets.
21.3 The replacement public house has been demonstrated to officers to be a viable unit that would secure an
end user. Officers consider that noise and disturbance arising from the use can be adequately controlled
through conditions.
21.4 The proposed development would provide acceptable standards of residential accommodation, would not
impact unacceptably on the neighbouring properties and the local transport system. Furthermore, the
proposed development would provide employment and training benefits for local people during the
construction phase of the proposed development.
21.5 Officers consider that the proposed development would be in compliance with the development plan, being
the London Plan and the Local Plan. Officers are therefore recommending approval of the proposed
development, subject to conditions and completion of a Section 106 Agreement.
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EQUALITY DUTY AND HUMAN RIGHTS

22.1 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).

22.2 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.

22.3 The Human Rights Act 1998 does not impair the right of the state to make decisions and enforce laws as
deemed necessary in the public interest. The recommendation is considered appropriate in upholding the
council's adopted and emerging policies and is not outweighed by any engaged rights.
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RECOMMENDATION

23.1 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 (at section 20, paragraph 20.3).

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


Finalise the recommended conditions as set out in the draft decision notice attached at Appendix 1
to this report, addendums and/or PAC minutes; and



Negotiate, agree and finalise the planning obligations as set out in section 20, paragraph 20.3 of this
report, addendums and/or PAC minutes pursuant to Section 106 of the Town and Country Planning
Act 1990 (as amended).

23.3 In the event that the committee resolves to refuse planning permission and there is a subsequent appeal,
delegated authority is given to the Assistant Director of Planning, Transport and Development, having regard
to the heads of terms set out in section 20, paragraph 20.3 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.

23.4 In the event that the Section 106 Agreement is not completed within three 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 obligations identified in section 20,
paragraph 20.3 of this report, addendums and/or the PAC minutes.

APPENDICES
Appendix 1:Draft Decision Notice
Your Ref:
Our Ref: 18/00338/FUL

RSL (Slough) Ltd
C/O DP9 Planning Consultants
100 Pall Mall
LONDON
SW1Y 5NQ

DRAFT DECISION NOTICE
Dear RSL (Slough) Ltd
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: 18/00338/FUL

Date of Application: 23.01.2018

Date of Decision:

Proposed Development At: The Cricketers, 17 Kennington Oval, London, SE11 5SG
For: Demolition of the existing building and redevelopment of the site to provide a part 6/part 4 storey building with
21 residential units (including 7 affordable units) and 517sqm (GIA) of Class A4 public house floorspace at
basement and ground floor with associated cycle parking and landscaping.
Approved Plans
1403-P102 (Rev P1); 1403-P201 (Rev P1); 1403-P202 (Rev P1); 1403-P400 (Rev P1); CO-S-00-0S-01-01 (Rev
P1); CO-S-20-0B-04-01 (Rev P4); CO-S-20-0G-04-01 (Rev P6); CO-S-20-01-04-01 (Rev P6); CO-S-20-02-04-01
(Rev P6); CO-S-20-03-04-01 (Rev P6); CO-S-20-04-04-01 (Rev P6); CO-S-20-05-04-01 (Rev P5); CO-S-20-0R-0401 (Rev P5); CO-S-21-MF-04-01 (Rev P1); CO-S-21-MF-04-02 (Rev P1); CO-S-25-MF-04-01 (Rev P5); CO-S-25MF-04-02 (Rev P5); CO-S-25-MF-04-03 (Rev P6); CO-S-25-MF-04-04 (Rev P5); CO-S-26-MF-04-01 (Rev P3);
CO-S-26-MF-04-02 (Rev P3); CO-S-26-MF-04-10 (Rev P1); CO-S-80-MF-04-02 (Rev P4); CO-S-80-MF-04-03
(Rev P3); CO-S-80-MF-04-04 (Rev P2); Outline Construction Logistics Plan dated December 2017; Heritage
Statement dated 18 Jan 2018; Phase I Desk Study dated October 2017; Structural engineering report for planning
dated 15/12/2017; Surface water drainage strategy dated December 2017; Phase 1 flood risk assessment dated
October 2017; Archaeological basement & impact assessment dated 10/10/17; Environmental noise assessment
(rev V2) dated 17/01/18; Statement of community involvement dated December 2017; Air Quality Assessment
dated December 2017; Land use planning (PADHI) constraint on re-development dated 6/12/17; Preliminary

Ecological Appraisal dated 15/02/18; Draft Public House Management Strategy dated October 2018; Energy and
Sustainability Statement (rev 2) dated 26/10/18; Daylight and sunlight report dated October 2018; Design and
access statement (rev P4) dated 14/11/2018; Planning Statement dated January 2018 (received 23/11/18);
Scheme internal daylight report dated November 2018; Transport Statement dated October 2018; Delivery and
servicing management plan dated October 2018; Air Quality letter dated 17/10/18; Letter prepared by CF
Commercial; Townscape and Heritage addendum dated 24/10/18; Transport note dated February 2019; Email
from DP9 dated 6/2/19; Viability report on proposed public house use dated December 2017

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 part of the development shall be occupied until all hazardous substances consents for Kennington
Gasholder Station have been revoked in accordance with the Planning (Hazardous Substances) Act 1990,
as amended, and written confirmation of the necessary revocations have been issued by the London
Borough of Lambeth as the Hazardous Substances Authority.
Reason: In the interests of health and safety, it is necessary to ensure that the adjoining gas infrastructure
will not present a risk to safety.
4. 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 Low Risk sites set out in
Appendix 7 of the Control of Dust and Emissions during Construction and Demolition SPG 2014 for
earthworks, construction and trackout and Medium Risk for demolition. 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.
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).
5. No demolition or development shall commence until full details of the proposed construction methodology,
in the form of a Method of Demolition and Construction Statement, have been submitted to and approved
in writing by the Local Planning Authority. The Method of Demolition and Construction Statement shall
include details regarding:
a)
b)
c)
d)
e)
f)
g)

The notification of neighbours with regard to specific works and a named contact point;
Advance notification of road closures;
Details regarding parking, deliveries, and storage;
Details regarding dust mitigation;
Details of measures to prevent the deposit of mud and debris on the public highway;
Details of coordination with surrounding developments and their construction timelines; and
Any other measures to mitigate the impact of demolition and 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, offloading, 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 Demolition and 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 (2016) and T6 and T8 of the London Borough
of Lambeth Local Plan (2015))

6. 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.

7. No development shall take place until a Basement Method Statement and Flood Risk Assessment have
been 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 water perched is present; (c) Details of how flood risk,
including risk from groundwater and surface water flooding has been addressed in the
design, including details of any proposed mitigation measures;
(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).

8. Unless otherwise agreed in writing by the local planning authority no development other than demolition
shall commence until the following components of a scheme to deal with the risks associated with
contamination of the site have been submitted to and approved in writing by the local planning authority:
i)

A site investigation scheme, based on previous findings to provide information for a detailed assessment of
the risk to all receptors that may be affected, including those off-site;
ii) The site investigation results and the detailed risk assessment resulting from i);
iii) An options appraisal and remediation strategy giving full details of the remediation measures required
and how they are to be undertaken;
iv) A verification plan providing details of the data that will be collected in order to demonstrate that the
works set out in iii) are complete and identifying any requirements for longer-term monitoring of pollutant
linkages, maintenance and arrangements for contingency action.
The development shall thereafter be implemented in accordance with the details and measures approved.
Reason: For the protection of controlled waters. The site is located over a Secondary Aquifer and within a
groundwater Source Protection Zone (SPZ2), and it is understood that the site may be affected by historic
contamination. Development must not commence before this condition is discharged to safeguard future
users or occupiers of this site and the wider environment from irreversible risks.

9. Prior to occupation of any part of the development, a verification report demonstrating completion of the
works set out in the approved remediation strategy and the effectiveness of the remediation shall be
submitted to and approved in writing by the local planning authority. The report shall include results of
sampling and monitoring carried out in accordance with the approved verification plan to demonstrate that
the site remediation criteria have been met. It shall also include any plan (a “long-term monitoring and
maintenance plan”) for longer-term monitoring of pollutant linkages, maintenance and arrangements for
contingency action, as identified in the verification plan, and for the reporting of this to the local planning
authority.
Reason: For the protection of controlled waters. The site is located over a Secondary Aquifer and within a
groundwater Source Protection Zone (SPZ2), and it is understood that the site may be affected by historic
contamination. Development must not commence before this condition is discharged to safeguard future
users or occupiers of this site and the wider environment from irreversible risks.
10. If, during development, contamination not previously identified is found to be present at the site then no
further development shall be carried out until the developer has submitted, and obtained written approval
from the Local Planning Authority for, an amendment to the remediation strategy detailing how this
unsuspected contamination will be dealt with.
Reason: For the protection of controlled waters. The site is located over a Secondary Aquifer and within a
groundwater Source Protection Zone (SPZ2), and it is understood that the site may be affected by historic
contamination. Development must not commence before this condition is discharged to safeguard future
users or occupiers of this site and the wider environment from irreversible risks.
11. Piling or any other foundation designs using penetrative methods shall not be permitted other than with the
express written consent of the Local Planning Authority, which may be given for those parts of the site
where it has been demonstrated that there is no resultant unacceptable risk to groundwater. The
development shall be carried out in accordance with the approved details.
Reason: To ensure the protection of underlying groundwaters from contamination.

12. No part of the development shall be occupied until a SuDS management and maintenance plan for the
lifetime of the development which shall include the arrangements for adoption by any public authority or
statutory undertaker and any other arrangements to secure the operation of the scheme throughout its
lifetime, has been submitted to and approved in writing by the Local Planning Authority. The approved
SUDS maintenance plan shall be implemented in full in accordance with the agreed terms and conditions.
Reason: To ensure there are clear arrangements in place for ongoing maintenance over the lifetime of the
development (Government ministerial statement HCWS161)

13. No drainage systems for the infiltration of surface water drainage in to the ground are permitted other than
with the express written consent of the Local Planning Authority, which may be given for those parts of the
site where it has been demonstrated that there is no resultant unacceptable risk to controlled waters. The
development shall be carried out in accordance with the approval details.
Reason: Infiltrating water has the potential to cause remobilisation of contaminants present in shallow soil
or made ground which could ultimately cause pollution of groundwater.
14. The ground floor finished floor level must be set no lower than 4.36 metres above Ordnance Datum
(mAOD), as referred to within the submitted Flood Risk Assessment (FRA) by Ambiental Technical
Solutions Ltd (dated 05 January 2018 with reference 3476) (Sections 1.7, 6.6, 7.2, 9.8, Table 1 and so on).
Reason: To reduce the risk of flooding to the development and occupants.
15. Prior to the installation of the green roof, a detailed specification of the green roof shall be submitted to and
approved in writing by the local planning authority. The specification shall include details of the quantity,
size, species, position and the proposed time of planting of all elements of the green roof, together with
details of their anticipated routine maintenance and protection for the lifetime of the development. Full
details of the associated surface water drainage components shall also be provided. 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 and to manage the water environment of the
development and mitigate the impact on flood risk, water quality and habitat (policies EN5, EN6, Q2 and
Q9 of the London Borough of Lambeth Local Plan (2015)).

16. If within 5 years of the installation of the green roof any planting forming part of the green roof shall die, be
removed, or become seriously damaged or diseased, then either this planting shall be replaced in the next
planting season with planting of a similar size and species.
Reason: To safeguard the visual amenities of the area and to ensure that the development has an
acceptable level of sustainability and biodiversity and to mitigate the impact on flood risk (Policies 5.1, 5.2,
5.3, 5.10 and 5.11 of the London Plan (2016) and Policies EN1, EN4, EN5, EN6, Q2, Q8 and Q9 of the
Lambeth Local Plan (2015)).

17. Prior to the commencement of any demolition or site clearance works, bat surveys shall be undertaken by
a suitably qualified person to establish the presence or absence of bats in the internal roof space and
submitted to and approved in writing by the local planning authority. Should the presence of bats be
established, the measures cited within Section 4.9 of the approved Preliminary Ecological Appraisal (dated
15/02/2018) shall be implemented with immediate effect.
Reason: To identify and ensure the survival and protection of important species and those protected by
legislation that could adversely be affected by the development (Policy EN1 of the London Borough of
Lambeth Local Plan (2015)).
18. Prior to the occupation of the public house hereby approved a suitably qualified person shall be appointed
to design and install a multi speaker array with built in noise limiting device setup in accordance with the
recommendations of the scheme of noise control measures and performance criteria as detailed in
condition 19 below. The proposed scheme must be submitted to and approved in writing by the LPA and
the use hereby permitted shall not commence until the approved details are fully implemented. The use
hereby permitted shall thereafter be operated in accordance with the approved details.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015)).
19. Prior to the occupation of the public house hereby approved a scheme of noise control shall be submitted
to and approved in writing by the local planning authority. The scheme shall be written by a suitably
qualified person and shall specify but not be limited to;

I.
II.
III.
IV.

the noise level at which amplified music will be played
the frequency with which live music shall be played
the control measures that will be used and
details of the complaint recording and management plan.

The scheme shall refer to the requirements of NR25 for its compliance. The approved plan shall thereafter
be maintained and adhered to for the duration of the use
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015)).
20. Prior to commencement of above ground works, a scheme of noise assessment and scheme of mitigation
for the proposed pub and residential elements to be developed must be undertaken as follows and shall be
submitted to and approved in writing by the Local Planning Authority. A suitably qualified independent
person must undertake all work.
a) The scheme shall ensure that pub operational noise levels do not exceed NR25 within potentially
adversely affected residential or other noise sensitive locations during typical activities. These activities are
considered to include the holding of functions and the playing of amplified music within the development.
The scheme must include details of stages of validation during the construction phase and a post
construction scheme of validation and measurement to demonstrate substantive compliance.
b) Validation of the above scheme in a) must be undertaken at least 1 month prior to use commencing and
shall be submitted to and approved in writing by the Local Planning Authority for approval prior to use. The
validation report must detail any relevant corrective action required and if necessary a programme of
mitigation works shall be submitted for approval within 3 months of occupation and further verification
undertaken and submitted to the local planning authority for approval.
c) Where the validation report prepared under b) has identified a programme of mitigation work is required,
these additional works shall be completed and validated within 9 months of commencement of operation.
The validation report shall be submitted to and approved in writing by the Local Planning Authority within
12 months of the use commencing.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015)).
21. Prior to the commencement of above ground works, full details (including elevational drawings) and a
tabulated Schedule of any proposed internal and external plant equipment and trunking, including building
services plant, ventilation and filtration equipment and commercial kitchen exhaust ducting / ventilation,
shall be submitted to and approved in writing by the Local Planning Authority. All flues, ducting and other
equipment shall be installed in accordance with the approved details prior to the use commencing on site
and shall thereafter be maintained in accordance with the manufacturer's instructions.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future
residential occupiers or of the area generally (Policy Q2 (Amenity) – Lambeth Local Plan 2015).
22. The operation of any building services plant shall not commence until an assessment of the acoustic
impact arising from the operation of all internally and externally located plant has been submitted to and
approved in writing by the local planning authority.
The assessment of the acoustic impact shall be undertaken in accordance with BS 4142: 2014 (or
subsequent superseding equivalent) and current best practice, and shall include a scheme of attenuation
measures to ensure the rating level of noise emitted from the proposed building services plant is at least 5
dB less than background.
The operation of any building services plant shall not commence until a post-installation noise assessment
has been carried out to confirm compliance with the noise criteria. The scheme shall be implemented in
accordance with the approved details and attenuation measures, and they shall be permanently retained
and maintained in working order for the duration of the use and their operation.

Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015)).

23. Prior to the commencement of above ground works a scheme of noise and vibration attenuation shall be
submitted to and approved in writing by the Local Planning Authority. The scheme shall achieve the
habitable and commercial room standards as detailed in BS8233:2014 with no relaxation for exceptional
circumstances and must include details of post construction validation. The approved noise and vibration
attenuation measures shall thereafter be retained and maintained in working order for the duration of the
use in accordance with the approved details.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future
occupiers (Policy Q2 of the London Borough of Lambeth Local Plan (2015)).
24. Prior to the commencement of above ground works a scheme of measures to ensure that all residential
units have access to amenity space within the development where noise levels do not exceed 55dB
LAEQ(16 hour) shall be submitted to and approved in writing by the Local Planning Authority. The scheme
shall include details of post construction validation. Thereafter the development shall be carried out in
accordance with the approved details and a separate validation report shall be submitted to and approved
in writing by the Local Planning Authority 3 months prior to occupation.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future
occupiers (Policy Q2, Amenity - Lambeth Local Plan 2015).
25. The public house hereby permitted shall not be occupied until a customer management plan has been
submitted and approved in writing by the local planning authority. This should include but not be limited to,
hours of operation, management responsibilities during all operating hours, measures to control noise from
live and amplified music (including the screening of sporting events and public address systems), details of
a designated smoking area and minimising the effects of patrons coming and going from site and
demonstrating how customers leaving the building will be prevented from causing nuisance for people in
the area. The use hereby permitted shall thereafter be operated in accordance with the approved details.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015)

26. Prior to the commencement of the relevant works of the development hereby permitted, a landscaping
scheme shall be submitted to and approved in writing by the local planning authority. The development
hereby permitted shall be thereafter carried out in accordance with the approved details within 6 months of
the date of occupation. All tree, shrub and hedge planting included within the above specification shall
accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent superseding equivalent) and
current Arboricultural best practice. The submitted details are expected to demonstrate the following:
a) The quantity, size, species, position and the proposed time of planting of all trees and shrubs to be
planted.
b) 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.
c) Specification of which shrubs and hedges to be planted that are intended to achieve a significant
size and presence in the landscape.
Reason: In order to ensure high quality soft landscaping in and around the site in the interests of the
ecological value of the site and in the interests of visual amenity (policy Q2, Q9 and Q10 of the London
Borough of Lambeth Local Plan (2015)).
27. 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)).
28. Prior to the commencement of above ground works 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))
29. Within three months of the occupation of the public house hereby approved, a final code certificate shall be
obtained confirming the non-residential element of the development 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))
30. Prior to first occupation of the residential units within the development As Built SAP calculations with a
Block Compliance worksheet as an output of the National Calculation Method should be submitted to and
approved in writing by the Local Planning Authority demonstrating that the dwellings have been built in
accordance with the approved Energy and Sustainability Statement and achieves a maximum possible
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)).
31. Prior to first occupation of the public house within the development As Built SBEM calculations as an
output of the National Calculation Method should be submitted to and approved in writing by the Local
Planning Authority demonstrating that the non-domestic area has been built in accordance with the
approved Energy and Sustainability Statement and achieves a maximum possible 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)).
32. Within three months of work commencing on site, evidence (internal water calculations) must be submitted
to and approved in writing by the Local Planning Authority to show that the internal water consumption of
the development will not exceed 105 L/person/day, in line with The Water Efficiency Calculator for new
dwellings from the Department of Communities and Local Government.
Reason: To reduce the consumption of potable water in the home from all sources, including borehole well
water, through the use of water efficient fittings, appliances and water recycling systems in accordance with
London Plan Policy 5.15.
33. The development shall be constructed and operated (including all approved uses of A4 and C3) 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).
34. Prior to the commencement of the relevant works 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.
(a) Detailed elevations showing brick detailing at scale 1:10;

(b) Details of windows (including technical details, opening methods, elevations, reveal
depths, plans and cross sections);
(c) Details of terraces and balconies (including soffits), balustrades and privacy screens;
(d) Details of entrances, canopies and doors (including technical details, elevations,
surrounds, reveal depths, plans and sections);
(e) Details of roof treatments, cills and parapets;
(f) Details of rainwater goods (including locations and fixings)
(g) Details of boundary treatments including external walls, and internal and external fences
and gates;
(h) Details of external furniture to the residential communal terrace
(i) Vents, extracts, flues and ducts
(j) Details, including section and elevation drawings, of the means of enclosure to the
communal terrace stairwell
(k) Details of mail lockers
(l) Details of hard landscaping
(m) Details of signage to the public house

Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7 and Q8 of
the London Borough of Lambeth Local Plan 2015).
35. Prior to the relevant part of the works commencing, a schedule of all materials to be used in the external
elevations, including samples and the invitation to view a brick sample panel with pointing 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 unless otherwise agreed in writing by the local
planning authority.
Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7 and Q8 of
the London Borough of Lambeth Local Plan 2015).
36. Notwithstanding any details shown on the approved plans, no residential unit shall be occupied until full
details of the on-site children’s play space provision has been submitted to and approved in writing by the
Local Planning Authority and the development has been implemented in accordance with the approved
details.
Reason: To ensure appropriate provision of children’s play on site (policy 3.6 of the London Plan (2015)
and Policy H5 of the Lambeth Local Plan (2015)).
37. At least ten per cent of the residential units hereby permitted shall be constructed to comply with Part
M4(3) of the Building Regulations. Any communal areas and accesses serving the M4(3) compliant
Wheelchair User Dwellings should also comply with Part M4(3). All other residential units, communal areas
and accesses hereby permitted shall be constructed to comply with Part M4(2) of the Building Regulations.
Reason: To secure appropriate access for disabled people, older people and others with mobility
constraints (policies 3.8 of the London Plan (2015) and Q1 of the London Borough of Lambeth Local Plan
(2015) and the guidance in the London Plan Housing SPG (2012)).
38. Prior to the first occupation of any part of the development hereby permitted, details of the new vehicular
crossover on Kennington Oval shall be submitted to and approved in writing by the local planning authority.
The new vehicular crossover shall be installed in accordance with the approved details prior to the
commencement of the use 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)).
39. Prior to the first occupation of any part of the development hereby permitted, the existing 2no. vehicular
accesses to the site on Clayton Street shall be removed by raising the dropped kerb and reinstating the
footway to the specification required by the Council’s Highways Department.

Reason: To minimise danger, obstruction and inconvenience to users of the highway (policies T1 and T6 of
the London Borough of Lambeth Local Plan (2015)).
40. The development 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 residential occupation of the development unless the prior
written approval of the Local Planning Authority has been obtained for any variation.
Reason: To ensure that satisfactory attention is given to security and community safety (Policy Q3 of the
London Borough of Lambeth Local Plan (2015)).
41. Notwithstanding the approved plans, full details including a floor plan and elevations at a scale of 1:20 of
any outdoor seating area and smoking area, including any enclosure and any proposed landscaping of the
public House (A4 Use Class) 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 and shall be
used as approved for the duration of the development unless otherwise agreed in writing by the Local
Planning Authority.
Reason: To ensure that adequate footway is retained around the site so as to prevent obstruction to
passing pedestrians as well as safeguarding public safety, residential amenity and in the interests of visual
amenity of the surrounding area. (Policies Q1, Q2, Q15, Q22, T2, T3, T6 of the Lambeth Local Plan (2015)
and Policies 6.3, 6.9, 6.10 and 7.2 of the London Plan (2016)).
42. Any outdoor seating area approved by condition xx shall only operate between the hours of 09:00 and
21:00 on Mondays to Thursdays, Sundays and public holidays and between the hours of 09:00 to 22:00 on
Fridays and Saturdays. All tables and chairs, and all other paraphernalia, including refuse, associated with
the use, shall be removed from the land of the application site at all times when the use is not being carried
on.
Reason: To protect the amenities of neighbouring residential occupiers. (Policies ED7 and Q2 of the
Lambeth Local Plan (2015)).
43. Prior to the occupation of units 1 and 2 of the development hereby permitted, details of the provision to be
made for cycle parking for these units 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.
The cycle parking shall be secure, covered and accessible.
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) policy 6.9 of the
London Plan (2016)).
44. The cycle parking shown on the approved plans dwg no. CO-S-20-0G-04-01 (Rev P6) contained within the
Transport Note received 13/02/2019 shall be implemented in full prior to the commencement of the relevant
use hereby permitted, 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)).
45. Customers are not permitted on the public house premises other than within the following times:
[09:00] Hours to [22:00] Hours – Monday to Thursday
[09:00] Hours to [23:00] Hours – Fridays and Saturdays.
[09:00] Hours to [21:00] Hours – Sundays, Bank Holidays or Public Holidays.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy
Q2 of the London Borough of Lambeth Local Plan (2015)
46. Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 (as amended)
or the Town and Country Planning (General Permitted Development) Order 2015 (as amended) (or any
orders revoking and re-enacting those orders with or without modification) the part of the building hereby

approved as public house (Use Class A4) shall not be used for any purpose other than for purposes that
fall within Use Classes A4 in the Schedule to the Town and Country Planning (Use Classes) Order 1987
(as amended).
Reason: To ensure the protection of the public house use (Policy ED8 of the London Borough of Lambeth
Local Plan (2015)).

47. A final Delivery and Servicing Management Plan shall be submitted to and approved in writing by the Local
Planning Authority prior to the use of the development commencing. The measures approved in the Plan
shall be implemented prior to the relevant uses commencing and shall be so maintained for the duration of
the relevant uses.
Reason: To ensure that the delivery arrangements to the building as a whole are appropriate and to limit
the effects of the increase in travel movements (Policy T8 of the London Borough of Lambeth Local Plan
(2015))

48. Prior to the commencement of the use hereby permitted, 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)).

49. Prior to installation, full details of the proposed energy centre including stack locations, height, dispersion
rate and impact assessment on neighbouring existing and future receptors shall be submitted to and
approved in writing by the local planning authority. The submitted details shall demonstrate that the energy
centre will meet the emission standards set out in the GLA’s Sustainable Design and Construction
Supplementary Planning Guidance 2014 (or its later versions).
Reason: To ensure that air quality is not adversely affected by the development in line with London Plan
policy 7.14

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 bylaws 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 the Council’s Highways team prior to the commencement of
construction on 020 7926 9000 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.
The footway and carriageway on the A202 Kennington Oval must not be blocked during the construction
works. Temporary obstructions during the conversion must be kept to a minimum and should not encroach on the
clear space needed to provide safe passage for pedestrians or obstruct the flow of traffic on the A202 Kennington
Oval.
9.
All vehicles associated with the construction works must only park/ stop at permitted locations and within
the time periods permitted by existing on-street restrictions.
10.

No skips or construction materials shall be kept on the footway or carriageway on the TLRN at any time.

11.
For information on the NRMM Low Emission Zone requirements and to register NRMM, please visit
"http://nrmm.london/".
12.

Thames Water have requested the following informatives be attached:

As you are redeveloping a site, there may be public sewers crossing or close to your development. If you discover
a sewer, it's important that you minimize the risk of damage. We’ll need to check that your development doesn’t
reduce capacity, limit repair or maintenance activities, or inhibit the services we provide in any other way. The
applicant is advised to read our guide working near or diverting our pipes.
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-ordiverting-our-pipes.
Thames Water requests that the Applicant should incorporate within their proposal, protection to the property by
installing a positive pumped device (or equivalent reflecting technological advances) to avoid the risk of backflow at
a later date, on the assumption that the sewerage network may surcharge to ground level during storm conditions.
Fitting only a non-return valve could result in flooding to the property should there be prolonged surcharge in the
public sewer. If as part of the basement development there is a proposal to discharge ground water to the public
network, this would require a Groundwater Risk Management Permit from Thames Water. Any discharge made
without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act
1991. We would expect the developer to demonstrate what measures he will undertake to minimise groundwater
discharges into the public sewer. Permit enquiries should be directed to Thames Water’s Risk Management Team
by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should
be completed on line via www.thameswater.co.uk/wastewaterquality
The proposed development is located within 15m of our underground waste water assets and as such we would
like the following informative attached to any approval granted. The proposed development is located within 15m of
Thames Waters underground assets, as such the development could cause the assets to fail if appropriate
measures are not taken. Please read our guide ‘working near our assets’ to ensure your workings are 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-nearor-diverting-our-pipes. Should you require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to Friday, 8am to 5pm) Write to: Thames
Water Developer Services, Clearwater Court, Vastern Road, Reading, Berkshire RG1 8DB
13.
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-request-form.pdf.
14.
The Refuse & Recycling Storage Design Guide (2013) can be viewed on the planning policy pages of the
council's website.
15.
With regard to the requirements of conditions 30 and 31, it should be noted that the development
consented by ref. 17/05772/EIAFUL included a combined heat and power (CHP) system. This development is
directly adjacent to the subject site. The LPA’s sustainability team expect the applicant to enter into dialogue with
the relevant parties involved in the delivery of 17/05772/EIAFUL in order to understand if a connection can be
made.
16.

The Environment Agency has requested that following informative be attached:

The developer should be aware of the potential risks associated with the use of piling where contamination is an
issue. Piling or other penetrative methods of foundation design on contaminated sites can potentially result in
unacceptable risks to underlying groundwaters. We recommend that where soil contamination is present, a risk
assessment is carried out in accordance with our guidance 'Piling into contaminated sites'. We will not permit piling
activities on parts of a site where an unacceptable risk is posed to controlled waters.

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/planning-inspectorate. The Secretary of
State has power to allow longer period for the giving of a notice of appeal but he will not normally be prepared to
exercise this power unless there are special circumstances which excuse the delay in giving notice of appeal. The
Secretary of State is not required to entertain an appeal if it appears to him that permission for the proposed
development could not have been granted by the local planning authority, or could not have been so granted
otherwise than subject to the conditions imposed by them, having regard to the statutory requirements, to the
provisions of the development order, and to any directions given under the order.
Purchase Notice
If permission to develop land is refused or granted subject to conditions, whether by the local planning authority or
by the Secretary of State for the Environment, and the owner of the land claims that the land has become
incapable of reasonably beneficial use in its existing state and cannot be rendered capable of reasonable beneficial
use by the carrying out of any development which has been or would be permitted, he may serve on the London
Borough of Lambeth a purchase notice requiring that Council to purchase his interest in the land in accordance
with the provisions of Section 137 of the Town and Country Planning Act 1990.
Compensation
In certain circumstances, a claim may be made against the local planning authority for compensation, where
permission is refused or granted subject to conditions by the Secretary of State for the Environment on appeal or
on a reference of the application to him. The circumstances in which such compensation is payable are set out in
Section 120 and related provision of the Town and Country Planning Act 1990.

Appendix 2: List of consultees (statutory and Other Consultees)
Statutory Consultees
Planning Policy
Conservation & Urban Design
Building Control
Transport Lambeth
Housing
Arboricultural Officer
Landscape Architects
Veolia Waste Lambeth
Regeneration Team
EHST Noise Pollution
EHST Land Contamination
Regulatory Services - Health & Safety
Development Control Enforcement Team
Highway Team
Flooding – SUDS
Bioregional
Sustainability Team On Air Quality
Ward Councillors
Design Out Crime Officer
Historic England - Archaeology
Health & Safety Executive
Environment Agency
TFL Road Network Development
Thames Water
Southern Gas Networks Southern Gas Networks
Historic England
Campaign For Real Ale SW London Branch
Campaign For Real Ale SE Area
Vauxhall Church Leaders
Kennington Oval & Vauxhall Forum
Friends Of Kennington Park
Oval Mansions
Vauxhall One Business Improvement Districts
Kennington Association Planning Forum
The Vauxhall Society
Regents Bridge Gardens Ltd
Vauxhall Neighbourhood Housing Forum
Friends Of Vauxhall Pleasure Gardens
Friends Of Lambeth High Street Recreation Ground
Tradescant Area Residents Association
Heart Of Kennington Residents' Association
Harleyford Court Tenants Association
Harleyford Road Action Group
Oval & Kennington Residents Association
Friends Of The Oval

Neighbours
Please note that this list includes those who were notified of the re-consultation as they had submitted comments
on the application previously
1 Oval Mansions Kennington Oval London SE11 5SQ
2 Oval Mansions Kennington Oval London SE11 5SQ
Flat 5 Oval Mansion Kennington Oval London SE11 5SQ
6 Oval Mansions Kennington Oval London SE11 5SQ
8 Oval Mansions Kennington Oval London SE11 5SQ
Flat 19 Oval Mansion Kennington Oval London SE11 5SQ
28 Oval Mansions Kennington Oval London SE11 5SQ
29 Oval Mansions Kennington Oval London SE11 5SQ
33 Oval Mansions London SE11 5SQ
36 Oval Mansions Kennington Oval London SE11 5SQ
38 Oval Mansions Kennington Oval London SE11 5SQ
Flat 39 Oval Mansion Kennington Oval London SE11 5SQ
Flat 43 Oval Mansion Kennington Oval London SE11 5SQ
44 Oval Mansions Kennington Oval London SE11 5SQ
Flat 47 Oval Mansion Kennington Oval London SE11 5SQ
48 Oval Mansions Kennington Oval London SE11 5SQ
51 Oval Mansions Kennington Oval London SE11 5SQ
53 Oval Mansions Kennington Oval London SE11 5SQ
24 Southwark Bridge Road London SE1 9HF
SGN SHE Administration Team Plant Protection 95 Kilbirnie Street Glasgow G5 8JD
Surrey County Cricket Club Kennington Oval London SE11 5SS
Gasholder Station Kennington Oval London SE11 5SG
Flat A 14 Kennington Oval London SE11 5SG
Flat B 14 Kennington Oval London SE11 5SG
Flat C 14 Kennington Oval London SE11 5SG
14A Kennington Oval London SE11 5SG
14C Kennington Oval London SE11 5SG
Flat A 15 Kennington Oval London SE11 5SG
Flat B 15 Kennington Oval London SE11 5SG
Flat C 15 Kennington Oval London SE11 5SG
Flat A 16 Kennington Oval London SE11 5SG
Flat B 16 Kennington Oval London SE11 5SG
Flat C 16 Kennington Oval London SE11 5SG
16B Kennington Oval London London SE11 5SG
The Cricketers 17 Kennington Oval London SE11 5SG
Flat 1 17 Kennington Oval London SE11 5SG
Flat 2 17 Kennington Oval London SE11 5SG
Flat 3 17 Kennington Oval London SE11 5SG
Flat 4 17 Kennington Oval London SE11 5SG
Flat 5 17 Kennington Oval London SE11 5SG
Flat B 114 Kennington Oval London SE11 5SG
1 Lohmann House Kennington Oval London SE11 5BU
2 Lohmann House Kennington Oval London SE11 5BU
3 Lohmann House Kennington Oval London SE11 5BU
4 Lohmann House Kennington Oval London SE11 5BU
5 Lohmann House Kennington Oval London SE11 5BU
6 Lohmann House Kennington Oval London SE11 5BU
7 Lohmann House Kennington Oval London SE11 5BU
8 Lohmann House Kennington Oval London SE11 5BU
9 Lohmann House Kennington Oval London SE11 5BU
10 Lohmann House Kennington Oval London SE11 5BU
11 Lohmann House Kennington Oval London SE11 5BU
12 Lohmann House Kennington Oval London SE11 5BU
13 Lohmann House Kennington Oval London SE11 5BU
14 Lohmann House Kennington Oval London SE11 5BU

15 Lohmann House Kennington Oval London SE11 5BU
16 Lohmann House Kennington Oval London SE11 5BU
17 Lohmann House Kennington Oval London SE11 5BU
18 Lohmann House Kennington Oval London SE11 5BU
19 Lohmann House Kennington Oval London SE11 5BU
20 Lohmann House Kennington Oval London SE11 5BU
21 Lohmann House Kennington Oval London SE11 5BU
22 Lohmann House Kennington Oval London SE11 5BU
23 Lohmann House Kennington Oval London SE11 5BU
24 Lohmann House Kennington Oval London SE11 5BU
25 Lohmann House Kennington Oval London SE11 5BU
26 Lohmann House Kennington Oval London SE11 5BU
26A Lohmann House Kennington Oval London SE11 5BU
26B Lohmann House Kennington Oval London SE11 5BU
27 Lohmann House Kennington Oval London SE11 5BU
28 Lohmann House Kennington Oval London SE11 5BU
29 Lohmann House Kennington Oval London SE11 5BU
30 Lohmann House Kennington Oval London SE11 5BU
31 Lohmann House Kennington Oval London SE11 5BU
32 Lohmann House Kennington Oval London SE11 5BU
33 Lohmann House Kennington Oval London SE11 5BU
34 Lohmann House Kennington Oval London SE11 5BU
35 Lohmann House Kennington Oval London SE11 5BU
36 Lohmann House Kennington Oval London SE11 5BU
37 Lohmann House Kennington Oval London SE11 5BU
38 Lohmann House Kennington Oval London SE11 5BU
39 Lohmann House Kennington Oval London SE11 5BU
40 Lohmann House Kennington Oval London SE11 5BU
41 Lohmann House Kennington Oval London SE11 5BX
42 Lohmann House Kennington Oval London SE11 5BX
43 Lohmann House Kennington Oval London SE11 5BX
44 Lohmann House Kennington Oval London SE11 5BX
45 Lohmann House Kennington Oval London SE11 5BX
46 Lohmann House Kennington Oval London SE11 5BX
47 Lohmann House Kennington Oval London SE11 5BX
48 Lohmann House Kennington Oval London SE11 5BX
49 Lohmann House Kennington Oval London SE11 5BX
50 Lohmann House Kennington Oval London SE11 5BX
51 Lohmann House Kennington Oval London SE11 5BX
52 Lohmann House Kennington Oval London SE11 5BX
53 Lohmann House Kennington Oval London SE11 5BX
54 Lohmann House Kennington Oval London SE11 5BX
55 Lohmann House Kennington Oval London SE11 5BX
56 Lohmann House Kennington Oval London SE11 5BX
57 Lohmann House Kennington Oval London SE11 5BX
58 Lohmann House Kennington Oval London SE11 5BX
59 Lohmann House Kennington Oval London SE11 5BX
60 Lohmann House Kennington Oval London SE11 5BX
60A Lohmann House Kennington Oval London SE11 5BX
60B Lohmann House Kennington Oval London SE11 5BX
61 Lohmann House Kennington Oval London SE11 5BX
62 Lohmann House Kennington Oval London SE11 5BX
63 Lohmann House Kennington Oval London SE11 5BX
64 Lohmann House Kennington Oval London SE11 5BX
65 Lohmann House Kennington Oval London SE11 5BX
66 Lohmann House Kennington Oval London SE11 5BX
67 Lohmann House Kennington Oval London SE11 5BX
68 Lohmann House Kennington Oval London SE11 5BX
69 Lohmann House Kennington Oval London SE11 5BX
70 Lohmann House Kennington Oval London SE11 5BX
71 Lohmann House Kennington Oval London SE11 5BX
72 Lohmann House Kennington Oval London SE11 5BX

73 Lohmann House Kennington Oval London SE11 5BX
74 Lohmann House Kennington Oval London SE11 5BX
75 Lohmann House Kennington Oval London SE11 5BX
76 Lohmann House Kennington Oval London SE11 5BX
77 Lohmann House Kennington Oval London SE11 5BX
78 Lohmann House Kennington Oval London SE11 5BX
79 Lohmann House Kennington Oval London SE11 5BX
80 Lohmann House Kennington Oval London SE11 5BX
81 Lohmann House Kennington Oval London SE11 5BX
82 Lohmann House Kennington Oval London SE11 5BX
83 Lohmann House Kennington Oval London SE11 5BX
84 Lohmann House Kennington Oval London SE11 5BX
85 Lohmann House Kennington Oval London SE11 5BX
86 Lohmann House Kennington Oval London SE11 5BX
Read House Clayton Street London SE11 5SF
1 Read House Clayton Street London SE11 5SF
2 Read House Clayton Street London SE11 5SF
3 Read House Clayton Street London SE11 5SF
4 Read House Clayton Street London SE11 5SF
5 Read House Clayton Street London SE11 5SF
6 Read House Clayton Street London SE11 5SF
7 Read House Clayton Street London SE11 5SF
8 Read House Clayton Street London SE11 5SF
9 Read House Clayton Street London SE11 5SF
10 Read House Clayton Street London SE11 5SF
11 Read House Clayton Street London SE11 5SF
12 Read House Clayton Street London SE11 5SF
13 Read House Clayton Street London SE11 5SF
14 Read House Clayton Street London SE11 5SF
15 Read House Clayton Street London SE11 5SF
16 Read House Clayton Street London SE11 5SF
17 Read House Clayton Street London SE11 5SF
18 Read House Clayton Street London SE11 5SF
19 Read House Clayton Street London SE11 5SF
20 Read House Clayton Street London SE11 5SF
21 Read House Clayton Street London SE11 5SF
22 Read House Clayton Street London SE11 5SF
23 Read House Clayton Street London SE11 5SF
24 Read House Clayton Street London SE11 5SF
25 Read House Clayton Street London SE11 5SF
26 Read House Clayton Street London SE11 5SF
27 Read House Clayton Street London SE11 5SF
28 Read House Clayton Street London SE11 5SF
29 Read House Clayton Street London SE11 5SF
30 Read House Clayton Street London SE11 5SF
31 Read House Clayton Street London SE11 5SF
32 Read House Clayton Street London SE11 5SF
33 Read House Clayton Street London SE11 5SF
34 Read House Clayton Street London SE11 5SF
35 Read House Clayton Street London SE11 5SF
36 Read House Clayton Street London SE11 5SF
37 Read House Clayton Street London SE11 5SF
38 Read House Clayton Street London SE11 5SF
39 Read House Clayton Street London SE11 5SF
40 Read House Clayton Street London SE11 5SF
1 Prince's Buildings Clifton Bristol BS8 4LB
PH, 2 Stannary St London SE11 4AA
Flat 57 Kilner House Clayton Street London Se11 5se

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 Delivering the strategic vision and objectives for London
Policy 3.3 Increasing housing supply
Policy 3.4 Optimising housing potential
Policy 3.5 Quality and design of housing developments
Policy 3.6 Children and young people's play and informal recreation facilities
Policy 3.8 Housing choice
Policy 3.9 Mixed and balanced communities
Policy 3.12 Negotiating affordable housing on individual private residential and mixed use schemes
Policy 3.13 Affordable housing thresholds
Policy 4.9: Small shops
Policy 4.12 Improving opportunities for all
Policy 5.1 Climate change mitigation
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.3 Sustainable design and construction
Policy 5.5 Decentralised energy networks
Policy 5.6 Decentralised energy in development proposals
Policy 5.7 Renewable energy
Policy 5.8 Innovative energy technologies
Policy 5.9 Overheating and cooling
Policy 5.10 Urban greening
Policy 5.11 Green roofs and development site environs
Policy 5.12 Flood risk management
Policy 5.13 Sustainable drainage
Policy 5.14 Water quality and wastewater infrastructure
Policy 5.15 Water use and supplies
Policy 5.16 Waste self-sufficiency
Policy 5.22 Hazardous Substances and Installations
Policy 6.3 Assessing effects of development on transport capacity
Policy 6.9 Cycling
Policy 6.10 Walking
Policy 6.12 Road network capacity
Policy 6.13 Parking
Policy 7.1 Lifetime neighbourhoods
Policy 7.2 An inclusive environment
Policy 7.3 Designing out crime
Policy 7.4 Local character
Policy 7.5 Public realm
Policy 7.6 Architecture
Policy 7.8: Heritage assets and archaeology
Policy 7.14 Improving air quality
Policy 7.15 Reducing and managing noise, improving and enhancing the acoustic environment and promoting
appropriate soundscapes
Policy 7.18 Protecting local open space and addressing deficiency
Policy 7.19 Biodiversity and access to nature
Policy 7.22: Land for food
Policy 8.2 Planning obligations
Policy 8.3 Community Infrastructure Levy
Lambeth Local Plan (2015)

Policy D1: Delivery and Monitoring
Policy D2: Presumption in favour of sustainable development
Policy D3: Infrastructure
Policy D4: Planning Obligations
Policy H1: Maximising housing growth
Policy H2: Delivering affordable housing
Policy H3: Safeguarding existing housing
Policy H4: Housing mix in new developments
Policy H5: Housing standards
Policy ED6: Town Centres
Policy ED7: Evening economy and food and drink uses
Policy ED8: Public houses
Policy ED10: Local centres and dispersed local shops
Policy S2: New or improved community premises
Policy T1: Sustainable Travel
Policy T2: Walking
Policy T3: Cycling
Policy T4: Public transport infrastructure
Policy T6: Assessing impacts of development on transport capacity and infrastructure
Policy T7: Parking
Policy T8: Servicing
Policy EN2: Local food growing and production
Policy EN3: Decentralised energy
Policy EN4: Sustainable design and construction
Policy EN5: Flood Risk
Policy EN6: Sustainable drainage systems and water management
Policy EN7: Sustainable waste management
Policy Q1: Inclusive environments
Policy Q2: Amenity
Policy Q3: Community safety
Policy Q5: Local distinctiveness
Policy Q6: Urban design: public realm
Policy Q7: Urban design: new development
Policy Q8: Design quality: construction detailing
Policy Q9: Landscaping
Policy Q10: Trees
Policy Q12: Refuse/recycling storage
Policy Q13: Cycle storage
Policy Q15: Boundary treatments
Policy Q16: Shop fronts
Policy Q17: Advertisements and signage
Policy Q20 Statutory listed buildings
Policy Q22: Conservation Areas
Policy Q23: Undesignated heritage assets: local heritage list
Policy PN8: Kennington/Oval
Other Guidance
The following other guidance is also considered relevant to the application proposal:
National
Planning Practice Guidance - Hazardous Substances
Technical Housing Standards - nationally described space standard (2015)

Regional – London Plan SPGs
Accessible London - Achieving an Inclusive Environment (October 2014)
Culture and Night Time Economy (November 2017)
Character and Context (June 2014)
Housing (March 2016)
Affordable Housing and Viability (2017)
London View Management Framework (March 2012)
Shaping Neighbourhoods: Play and Informal Recreation (September 2012)
Sustainable Design and Construction Supplementary Planning Guidance (April 2014)
The control of dust and emission during construction and demolition (July 2014)
Lambeth Guidance
Refuse & Recycling Storage Design Guide
Waste Storage and Collection Requirements - Technical Specification
Air Quality Planning Guidance Notes
Employment and Skills SPD (2018)
Development Viability SPD (2018)

Appendix 4: Development as proposed at submission, prior to amendments

Figure 34 - Proposed Kennington Oval elevation

Figure 35 - Proposed Clayton Street elevation

Figure 36 - Proposed flank elevation

