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ADDRESS:
Land adjacent to Southwark Underground Station, Greet Street
Application Number: 18/05029/FUL
Case Officer: Joanne Broadbent
Ward: Bishop’s
Date Received: 21 November 2018
Proposal: Creation of a new entrance to Southwark Underground Station and associated works
Applicant: Transport for London
Agent: Deloitte LLP
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 containing
the planning obligations listed in this report and any direction as may be received
following further referral to the Mayor of London.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:
a. Finalise the recommended conditions as set out in this report, addendums
and/or PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report,
addendums and/or PAC minutes pursuant to Section 106 of the Town and
Country Planning Act 1990.
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Assistant Director of
Planning, Transport and Development, having regard to the heads of terms set out in
this report and PAC minutes, to negotiate and complete a document containing
obligations pursuant to Section 106 of the Town and Country Planning Act 1990 in
order to meet the requirement of the Planning Inspector.
4. In the event that the Section 106 Agreement is not completed within six months of
committee, delegated authority is given to the Assistant Director of Planning,
Transport and Development to refuse planning permission for failure to enter into a
section 106 agreement for the mitigating contributions identified in this report and
the PAC minutes.

SITE DESIGNATIONS
Relevant site designations:
Flood Risk Zone 3
Waterloo Opportunity Area
Central Activities Zone
Area of Open Space Deficiency: Metropolitan, District, Local
Adjacent to Local Plan Site Allocation 7 – Waterloo Station

LAND USE DETAILS
Site area (sq.m):

117

NON-RESIDENTIAL DETAILS

Proposed

Use Class

Use Description

Sui Generis

Underground Station
entrance

Floorspace (m2)
(Gross Internal Area)
117

PARKING DETAILS
Car Parking Spaces
(general)
Existing
Proposed

1

Car Parking Spaces
(Disabled)

On-street parking
On-street parking to be retained

To be secured by section 106 agreement as detailed in Section 9 of this report.

% of
EVCP

Bike
Spaces

N/A
N/A

0
10 (5
Stands)1

Motorcycle
Spaces
0
0

EXECUTIVE SUMMARY
Transport for London (TfL) submitted a planning application in December 2018 for the creation of a second
entrance to Southwark Underground station, in addition to the existing entrance at the corner of Blackfriars
Road and the Cut. The development is proposed to be located at the northern entrance of Greet Street, at its
junction with Wootton Street. The proposed development is considered to be full accordance with the
relevant development plan policies subject to conditions and obligations to be secured by way of a section
106 agreement.
The principle of the proposed development is supported, as it provides an enhancement to the sustainable
transport choices available in the Central Activities Zone and the Waterloo Opportunity Area. The
development is therefore reflective of key development principles set out in both the London Plan and the
Local Plan, supporting growth within the borough and providing faster access for any existing and future
workers and residents in the area choosing sustainable methods of transport, therefore further discouraging
car travel in the area. This in turn will benefit local cultural activities and local businesses.
The proposed development includes public realm improvement measures to be provided along Greet Street.
These correlate with the anticipated pedestrian footfall increase southwards towards The Cut and
accommodate this through increased pedestrian width. The improvements also include improved
landscaping, wayfinding measures and short term cycle storage through the provision of 5 Sheffield stands.
These improvements are considered to mitigate any detrimental impacts which will arise and are proposed to
be secured through a section 106 agreement.
The application follows a previously withdrawn planning application submitted in February 2009, which
officers were minded to refuse on the basis of amenity impacts on neighbouring residents, caused by the
design of the proposal. This proposal significantly differs from the current development proposed, as it
included an open staircase directly into the ‘barrel’ of the railway viaduct. The application has demonstrated
that the proposed development would not be unduly harmful to the residential amenity of neighbouring
occupiers, provided appropriate conditions are applied in respect of noise and lighting.
Whilst the site is not located within a conservation area nor does it include any listed buildings, it is adjoined
to the south and east by the northern boundary of Tait House which is a locally listed residential block.
Roupell Street Conservation Area is to the north on the other side of the railway viaduct, with a Grade II
listed residential terrace within it. The proposed development is not considered to result in any harm to any
of the aforementioned heritage assets. The townscape design of the proposed development is considered to
be of merit and appropriately considers the surrounding context.
In terms of sustainability, the station entrance structure itself is anticipated to meet policy requirements for
carbon emission reductions. It is proposed with a green roof, which will provide biodiversity enhancements
and serve as a sustainable urban drainage (SuDS) measure.
Public consultation was undertaken following the submission of the application. 30 representations were
received during the consultation period. 1 letter of support and 14 letters of objection, as well as a petition
containing 255 signatures were received in response to the formal planning consultation. The points raised
are addressed in this report.
As the proposed built floor area exceeds 100 sq.m, the proposed development is liable to both Lambeth and
Mayoral CIL.
The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to appropriate conditions
and section 106 legal agreement the planning application should be approved.
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OFFICER REPORT
Reason for referral to PAC: The applications are reported to the Planning Applications Committee in
accordance with (3) of the Committee’s terms of reference as it relates to an application which the
Assistant Director of Planning, Transport and Development wishes to refer to the Committee.

1

THE APPLICATION SITE

1.1.1

The site is located to the northern end of Greet Street, to the east of its junction with Wootton Street.
The site is bounded immediately to the north by a structure known as the ‘barrel’, which is a curved
glass frontage at approximately 10 metres in height, raised 2 metres from ground level by a rendered
concrete plinth. This barrel forms part of an existing link between Waterloo East Station and
Southwark Underground Station.

1.1.2

The application site measures 117 square metres in area. The site is currently flat, with a single tree
and some minor shrubbery.

1.1.3

The boundary treatment to east and south comprises a curved brick wall at 2.5 metres in height,
which forms the rear of the refuse storage serving the adjacent Tait and Benson residential blocks.
To the west, there is a metal railing facing Greet Street, which is approximately 1.5 metres in height.

1.1.4

The site is located within the Central Activities Zone and the Waterloo Opportunity Area. The site
also falls within Flood Risk Zone 3, benefitting from flood defences. It also falls within an Area of
Metropolitan Open Space Deficiency.

1.1.5

The site has a PTAL level of 6b, which is the highest level, demonstrating excellent access to public
transport.

2

THE SURROUNDING AREA

2.1.1

The surrounding development is varied in character with a mix of uses, although there is a presence
of a number of residential blocks in the vicinity of the site.

2.1.2

Immediately to the north is the railway viaduct which varies from 10 to 12 metres in height. The
viaduct as a whole forms part of the wider site allocation for Waterloo Station, identified as Site 7 in
the Lambeth Local Plan September 2015. However this application site does not fall within this
designation. This northern end of Greet Street runs underneath the railway viaduct into Brad Street,
which runs along the northern side. Here the viaduct contains offices, as well as a gymnasium and
an access to the Vault Theatre at the western end where it meets Cornwall Road.

2.1.3

Brad Street is 60 metres north of the site and is the southern boundary of the Roupell Street
conservation area. Roupell Street is largely residential and runs parallel to Brad Street to the north.

2.1.4

Amongst other merits within the conservation area, Roupell Street specifically has a regimented and
regular form which contributes to a cohesive sense of space. Brad Street itself is noted in the
Conservation Area Appraisal as being a ‘back street’, where it gives access to the gardens and
garages south of Roupell Street. The north side is enclosed by garden boundaries allowing glimpses
of roofs and rear elevations. The Conservation Area Appraisal also refers to the domestic scale of
Brad Street being “countered by the brick viaduct which runs parallel to the South which is topped by
the timber structure of Waterloo East Station; it looms like a cliff face above the street”.

2.1.5

The majority of the properties within the conservation area are Grade II listed, under various
designations. Those in closest proximity to the site are as follows:

2.1.6

•

1-23 Roupell Street - Grade II (group) listed. This residential terrace approximately 75
metres north of the site. The rear garden walls abut Brad Street.

•

24 Roupell Street – Grade II listed. A single residential property approximately 110 metres
north-west of the site, at the junction with Windmill Walk.

•

The Kings Arms Public House – Grade II listed, opposite 24 Roupell Street on Windmill
Walk.

Immediately to the east of the site is Tait House, a 5 storey residential block. This is locally listed,
where it is described for its merits, being noted as a ‘curved interwar housing block’. The block’s
glazed stairwell, concrete balconies and windows overlook the site. Behind this is Benson House, a
rectilinear housing block facing onto Hatfields.

2.1.7

The Borough boundary with the London Borough of Southwark runs along Hatfields, approximately
50m to the east of the site.

2.1.8

Immediately opposite the site to the south west is the former Coral Day Nursery, which is a single
storey brick building with windows facing towards Wootton Street. A solid brick elevation faces onto
Greet Street with an open playground space behind. Further south of this is the Ipsden Buildings,
which is a 5 storey residential brick mansion block at the corner of Cons Street. The southern end of
Greet Street provides vehicular and pedestrian access to The Cut to the south. The Cut leads
towards Lower Marsh and forms part of the Lower Marsh Central Activities Zone (CAZ) Frontage.
This is predominantly retail and includes the Young Vic Theatre, the rear of which is to the south side
of Cons Street, opposite the Ipsden Buildings.

2.1.9

Finally, to the west, 19-31 Wootton Street comprise individual office units, to the north of the street
set within the railway viaduct. Beyond the former nursery on the south side of Wootton Street is
Windmill House, a 9 storey residential tower. The east side of this tower faces towards the site,
above the playground space to the south of the former Coral Day Nursery.

2.1.10 Access to surrounding public transport is particularly relevant to the proposed development.
2.1.11 The existing entrance to Southwark Station is a walking distance of approximately 250 metres to the
east of the site, accessed from the corner of Blackfriars Road and the Cut (falling outside of the
Borough boundary). Southwark Station provides Jubilee Line services.
2.1.12 The nearest pedestrian access serving Waterloo East Station is located on Sandell Street, at a
walking distance of approximately 270 metres to the west of the site. Waterloo East Station is linked
via a footbridge to Waterloo Station and also linked to Southwark Underground station (via the
‘barrel’), providing services to south east London, Kent and East Sussex.
2.1.13 In terms of further means of public transport, frequent bus services are available from The Cut to the
south. Waterloo Station is also a walking distance of approximately 320 metres to the west, which is
served by National Rail and London Underground, as well as numerous bus routes within its vicinity.

3

SITE PHOTOGRAPHS
Figure 1 - Site of proposed entrance viewed from Greet Street, facing north-east

3.1

4

Further site photographs are provided in Appendix 1.

PROPOSAL

4.1
4.1.1

4.2

Summary of the Proposal
Detailed planning permission is sought for the erection of a new entrance to Southwark Underground
Station. This is proposed as a second entrance, in addition to the existing entrance located at the
corner of Blackfriars Road and The Cut (within the London Borough of Southwark).
Detail of the Proposal

4.2.1

In order to facilitate the development, 4 cladding panels and their structural supports are proposed to
be removed from the existing ‘barrel’ of the station within the railway viaduct. The site is also
proposed to be cleared, removing the existing tree and the surrounding shrubbery.

4.2.2

The proposed entrance is 6.1 metres in height, with the front elevation facing west onto Greet Street
where the pedestrian entrance is provided. The façade comprises a clear frameless glazing system,
with stainless steel cladding surrounds. It also includes proposed signage, comprising a ‘Southwark
Station’ sign above the entrance and a London Underground applied to the glazing above.

Figure 2 - Proposed view of front elevation

4.2.3

The rear façade is curved in order to abut the existing rear wall to the refuse stores serving Tait
House. This rear façade is also 6.1 metres in height, extending 3.6 metres above the refuse stores
and is proposed as a fair faced precast concrete panel with anti-climb paint.

4.2.4

The entrance is linked to the existing ‘barrel’ of the station within the railway viaduct by a glazed link,
which is 5.2 metres in height and extends 2 - 2.5 metres in length.

4.2.5

Internally, the entrance leads immediately to a set of two stairs which are 2 metres in height and 2.2
metres in width, leading into the existing ‘barrel’ of the station within the railway viaduct. This allows
a headroom of 5.45 metres, reducing to 3.41 metres, then to 2.6 metres as passengers enter the
glazed link. To the left of the stairs, a flexible space is proposed for planting or art installations.
Figure 3 - View of proposed internal access

4.2.6
4.3

A green sedum roof is proposed to cover the new entrance.
Proposed Pedestrian Realm Improvements

4.3.1

An indicative proposal of highway and public realm alterations to Greet Street are included in the
proposals, although they fall outside of the red line boundary of the site. The proposed mechanism
for the delivery of the alterations below are detailed in Section 9 of this report.

4.3.2

Public realm alterations are proposed immediately in front of the entrance, including widening of the
footway to accommodate two street trees, a series of four bollards, a bench and a litter bin. Five
Sheffield stands are proposed just north of the entrance to accommodate 10 short stay cycle
journeys. Further signage is incorporated into this, including a freestanding signage plinth within the
footway in front of the proposed entrance and a TfL ‘roundel’ on the railway viaduct adjacent to the
site.

4.3.3

Greet Street is proposed to be narrowed to accommodate one-way southbound traffic only, resulting
in a widening of the eastern footway along Greet Street in front of Tait House. The existing parking
spaces are proposed to be retained. New raised tables are proposed immediately in front of the
entrance and at the corner of Greet Street and Cons Street.

4.3.4

The access to The Cut to the southern end of Greet Street is proposed to be amended, with a
widened pavement. A bell bollard is proposed to this corner.

4.3.5

A Cycle Hire Docking Station is indicated underneath the railway viaduct, to provide 10 bicycles. This
requires further planning permission and is not proposed to be secured as part of the proposed
development.

4.4
4.4.1

Proposed Advertisements
Four separate advertisements are proposed. Two of these are proposed within the application site
above the proposed entrance as follows:
•
•

4.4.2

A London Underground ‘roundel’; and
A ‘Southwark Underground’ wording sign.

A further two are proposed outside the boundary of the application site, but within the area of the
indicative public realm improvement works:
•
•

A London Underground ‘roundel’ on the side of the railway viaduct; and
A standalone signage plinth on the pavement outside of the main entrance.

4.4.3

Schedule 3, Part 1, Class 1 of The Town and Country Planning (Control of Advertisements)
(England) Regulations 2007 (as amended) are considered relevant to these advertisements as this
Class relates to ‘functional advertisements of government departments and their agencies, local
authorities, public transport undertakers, statutory undertakers and Transport for London’. This
allows deemed consent for such advertisements, subject to meeting the specified criteria and
conditions.

4.4.4

As assessed against these criteria and conditions, the London Underground ‘roundels’ and the
‘Southwark Underground’ wording signs meet all the criteria, in terms of being reasonably required to
be displayed for the safe and efficient performance of the function of the station, and they cannot be
displayed by virtue of any other specified class. These advertisements also do not exceed 1.55
square metres in area.

4.4.5

A condition of the deemed consent is that illumination is not permitted unless reasonably required for
the purpose of the advertisement. Further details will be required by condition as part of the lighting
strategy for the proposal, to ensure the extent of the lighting is proportionate to what is reasonably
required. Further detail will be required separately in relation to any lighting proposed which is
external to the red line boundary of the application, through a section 106 agreement.

4.4.6

The standalone signage plinth does not benefit from deemed consent as per the above, therefore an
application for advertisement consent will be required.

4.5
4.5.1

Amendments
The following additional information was requested from TfL, with the corresponding response listed
below.
Additional information request
Concerns relating to opening hours were
noted to TfL, on the basis of amenity
concerns balanced against the regeneration
benefits of the proposed entrance.

Received from TfL on 25 January 2019
Amended opening hours put forward within an
Operational Management Plan addendum, set out
as follows:
Sunday to Thursday: From 05:30 – 00:30/01.00
hours approximately, depending on the timing of
the final train.
Fridays and Saturdays: From the start of the
service until approximately 00:30 (the end of the
regular service and at the start of Night Tube
service)

Further detail is sought in terms of
regeneration benefits anticipated by the
new entrance and how this sits within the
wider TfL strategy for improvements to
public transport in the area.

Further detail provided in a Planning Statement
addendum.

More detail on pedestrian modelling, to
include:
• Further detail on existing
pedestrian counts
• Background information to the
predicted pedestrian figures
• Pedestrian modelling to cover a
wider area; and
• Commentary in why people are
expected to choose certain routes.

Further detail provided in a Transport Statement
addendum.

Further commentary on why the morning
peak period only has been assessed.

Further detail provided in a Transport Statement
addendum.

Further commentary on expected taxi pick
up and drop offs.

Further detail provided in a Transport Statement
addendum.

The background traffic count data to be
provided to support the Transport
Statement.

Further detail provided in a Transport Statement
addendum.

More information on how energy
consumption and demand are being
minimised alongside the proposed
development.
Further details on Daylight and Sunlight in
relation to surrounding properties

Further detail provided in a Sustainability Statement
addendum.

Further detail provided in a Statement on Daylight
and Sunlight.

4.6

Planning Performance Agreement

4.6.1

TfL entered into a Planning Performance Agreement (“PPA”) in relation to the current proposals in
August 2018, following an earlier PPA in relation to earlier iterations of a scheme, dating back to
2016.

4.6.2

The application was considered on 25th October 2017 by Strategic Panel where an initial steer was
given.

5

RELEVANT PLANNING HISTORY

5.1.1

An application for the following proposed development was submitted in relation to the same site in
February 2009 (ref. 09/00566/FUL):
“Creation of new entrance and canopy together with the formation of new staircase to the
south elevation of Waterloo East/Southwark Tube concourse at the junction of Greet
Street and Wootton Street”

5.1.2

This proposal significantly differs from the current development proposed, as the proposed entrance
was sought directly into the ‘barrel’ of the railway viaduct, with an open staircase leading towards
Greet Street.
Figure 4 - Previously proposed entrance as part of withdrawn scheme in 2009 (ref. 09/00566/FUL)

5.1.3

The application was withdrawn in June 2009 as officers were minded to refuse the scheme on the
following grounds:
“The development, by reason of the design and position of the entrance, landing and
stairs would create an unacceptable degree of overlooking and noise and disturbance
which would be harmful to the amenity of neighbouring residential occupiers contrary to
Policies 7, 33, 36 and 54 of the Unitary Development Plan 2007.”

5.1.4

There is no further planning history which is considered to be of relevance to the proposed
development.

6

6.1

CONSULTATIONS

Statutory External Consultees

Environment Agency
A response was received on 11 December 2018. No objection to the planning application as submitted.
Advice given in respect of:
•
•

Flood risk - noting the application site is located in Flood Risk Zone 3, subject to flood
defences.
Groundwater and land contamination – the site is located over a Secondary Aquifer, however
the proposals are not considered to be high risk.

A further response was received on 12 February 2019 raising no further comments.
Lead Local Flood Authority (LLFA)
A response was received on 20 December 2018. The LLFA is inclined to agree with the applicant’s Flood
Risk Assessment, which states the site is at very low risk of flooding from surface water and so there are no
concerns with the principle of this development.
The applicant is proposing to install a blue/green roof that will discharge the site's runoff at a rate that is less
than the existing. The LLFA recommends that this proposal's surface water drainage system is constructed
per the principles set out in the applicant's "SuDS Strategy" document. Should the final plans deviate, the
LLFA requests that they are re-consulted. This is secured by Condition 14.
Environmental Health (EH) (Regulatory Support Services – Noise)
A response was received on 8 December 2018.
A Construction Logistics Plan has been provided and this is considered to be satisfactory. Condition 4 is
proposed to ensure the plan is implemented.
In respect of noise, Condition 8 is proposed by EH to ensure the acoustic measures detailed in the report are
implemented.
Environmental Health (EH) (Regulatory Support Services – Lighting)
A response was received on 18 December 2018.
The Lighting Statement submitted with the application has confirmed that there will be no exterior illumination
of the station entrance. Lighting for the new entrance will be provided by ceiling mounted downlights within
the new access and therefore EH anticipate the only light impact will be some reflected light emanating from
the entrance into Greet Street when the entrance is open. However, EH note that this impact will not be
significant provided the lighting scheme and surface finishes perform as anticipated in the Lighting
Statement.
Conditions 9 and 10 are therefore proposed by EH to ensure the assumptions detailed in the Lighting
Assessment are realised in the construction and operation of the new entrance.
An Operational Management Plan has also been provided and EH recommend this should include
management of the station entrance lighting.

Conservation and Urban Design
A response was received on 4 December 2018. No objections are raised on conservation and design
grounds. The design is considered neat, functional and in accordance with the ‘house style’ of London
Underground. The materials are considered robust with considered detailing.
In pre-application discussion some concern was raised about the recess on the street frontage where the
new entrance connects into the existing building. The recess could become a litter trap and could attract
antisocial behaviour. The applicants solution to this, namely the steeply ramped pavement shown in the
drawings, addresses our concerns.
There will also be no adverse impact on the setting of the adjoining locally listed building, Tait House.
Highways
A response was received on 14 December 2018. Lambeth Highways confirmed that the Construction
Logistics Plan submitted with the application is satisfactory. This is secured by Condition 4.
No objections were raised in relation to the highway works proposed.
Transport
A response was received on 14 December 2018.
No objections are raised to the proposal from transport planning perspective, subject to clarification of cycle
parking, cycle count and passenger pick up and drop off data.
A further response was received on 6 February 2018, in light of receipt of the Transport Statement
addendum:
•
•
•

Pedestrian impact – the explanation of the pedestrian modelling and its outcomes are accepted;
Cycle usage – this has not been measured on Greet Street, however clarification is required on what
methodology was used to support the statement of low cycle flows [Officer comment: this is
addressed in paragraphs 8.2.49-50]; and
Taxi pick up and drop off – The low level of taxi pick up and drop off activity predicted is considered
acceptable.

Lambeth Sustainability (Air Quality)
A response was received on 6 December 2018.
No objections were raised on air quality grounds, however an Air Quality and Dust Management Plan is
sought within Condition 4 in relation to construction.
As the works will be carried out in Central Activities Zone, our standard Non-Road Mobile Machinery
(NRMM) emission standards condition will also need to be added.
London Underground Infrastructure Protection
A response was received on 6 November 2018.
No comments were raised.
Design Out Crime (Metropolitan Police)
A response was received on 15 January 2019.
The points raised are summarised and addressed in section 8.5 of this report and within the Heads of Terms.

Arboriculture
A response was received on 14 December 2018.
The existing tree to be removed as part of the scheme has limited wider landscape merit and the introduction
of two new street trees in the immediate vicinity will mitigate this loss.
Our arboricultural officer considers that we should be satisfied that the new trees to be planted will be
maintained by TfL thereafter. [Officer comment: The proposals in relation to new trees fall outside the red
line boundary of the application and are proposed to be secured and implemented by Lambeth as part of the
section 106 works].
Condition 11 relates to the maintenance of the green roof.
Parks and Open Spaces
A response was received on 9 January 2019.
Parks and Open Space officers support the proposal, as the redevelopment offers the opportunity for
ecological and landscape enhancements in an area that is deficient in accessible natural space and quality
exterior soft landscaping.
Proposals for a green and blue roof are welcomed, as this will provide positive Sustainable Urban Drainage
(SUDs) and biodiversity benefits. The new roof is encouraged to be as biodiverse as possible, using crushed
artificial or natural substrates. A design that uses various species of sedums is encouraged, rather than
being based on a single species monoculture, or is based on a mixture of sedums as well as native grasses
and herbs with open substrate areas.
We recommend that further details as to the actual design, assembly, installation, planting and maintenance
of the new green/blue roof is provided by condition, to secure a design that has a high ecological as well as
flood attenuation value. This is secured by condition 14. Condition 15 relates to the maintenance of the
green roof.
Refuse (Veolia)
A response was received on 11 December 2018.
Veolia confirm that the application will not impact unduly on any current waste collections in the area.
No comments were received from:
•
•
•

6.2

Building Control
London Borough of Southwark
Network Rail

Other Consultees

Summarised response from Florence Eshalomi (London Assembly Member for Lambeth and
Southwark):
Raises concerns regarding the following:
• Opening hours and noise to residents:

Greet Street is an extremely quiet residential road with very little traffic or pedestrian footfall. As such, if a
second entrance were to be opened it would change the noise level of the street dramatically. TfL officers
advised that the entrance would only be open during regular tube hours to reduce impact on residents and
residents have informed me that they were promised this, however I can see the assurance has not been
met as the night tube hours have been included. The new entrance alone will have a huge change on the
noise level experienced by residents on Greet Street and in particular Tait House.
Officer comment: These issues are responded to in section 8.4 of this report.
• Safety
Greet Street is extremely narrow and a number of residents at Tait House have their windows and balconies
sitting almost directly on the pavement. The huge footfall poses a serious issue to residents right to enjoy
their home. It also raises an issue of safety for residents who have windows and balconies within reach of
the pavement.
Officer comment: These issues are responded to in sections 8.4 and 8.5 of this report.
• New street/pavement design
When visiting the site I questioned the proposed design of the street. Greet Street is already incredibly
narrow but allows for some resident parking and enough space for single lane traffic to pass through.
Residents are extremely concerned about the widening of the pavement. This will see a loss of some
residential parking and makes it difficult for vehicles to navigate. Whilst I appreciate that tube entrances need
pavement space, I do not believe Greet Street has the adequate space to accommodate this and again, it
will be at the expense of residents.
Officer comment: These issues are responded to in section 8.2 of this report.
• Communication with residents
Communication with residents is one of my main concerns for this application. When visiting the site with TfL
officers I asked what response they had had from residents and they informed me that they had been
engaged in an ongoing conversation with residents about the proposed entrance and that the majority were
very supportive. This now appears to be evidently untrue. It is my understanding that the residents of Greet
Street and, again, Tait House are not at all supportive of the planning application, for the reasons I have set
out above.
TfL have failed to:
• make any contact with the Freeholder of Tait House; Grainger PLC.
• consult the residents of Ipsden Building who will be greatly impacted by the new station.
• failed to turn up to the South Bank Forum meeting on 10th October despite agreeing to be on the
agenda and instead sent someone to reassure residents that the item would be brought to the next
South Bank Forum in December and no planning application would be submitted before this had
taken place. I am therefore shocked to see that TfL have completely disregarded resident’s views
and submitted to Lambeth anyway.
.
Officer comment: Officers can only encourage applicants to undertake consultation with neighbours, as there
is no statutory obligation to do so. The extent of applicant consultation is not a material planning
consideration.
• Further comments
The 2009 application for a second entrance was rejected on the basis that the impact on surrounding
residential properties was unacceptable. Frankly, I fail to see how this application will be any different in that
regard.
Officer comment: The drawing submitted alongside the previous application is provided in section 4.1 of this
report, which demonstrates a very different design which is considered by officers would have had a
detrimental impact on surrounding residential properties.

I would also like to add that I very recently exited at Southwark during the rush hour period and found it
completely manageable. I had first hand observations of the passenger flow and can confirm that it was not a
mad rush with commuters able to use the existing exits with ease.
Officer comment: Passenger flows are considered in section 4.2 of this report.

Response from Kate Hoey MP:
I would like to add my support to our GLA MEMBER in her objection to the new entrance for Southwark Tube
in Greet street. There is no justification for this new entrance in such a narrow street. If they need a new
entrance (and using the tube there as I do often in rush hour, I just do not see the need for it) then another
more suitable place must be found.
Consultation with the local community has been dire and indeed there have been some quite blatant lies
about what has been done. At the last South Bank Forum which I chair with Neil Coyle MP there was meant
to be a presentation on this but London Underground failed to turn up. We were then promised by TfL that no
application would be put in until they had presented to the Forum which is being held this week. That was
subsequently ignored and the application went in.
This entrance will have a huge effect on the neighbourhood with residents of Tait House in particular being
affected by the noise and inconvenience of many people passing their doors each day and up into the late
night as the opening times at weekends will also cater for the night tube.
I would ask that the officers reject this application and send TFL back to the drawing board. The only reason
I can think of that they want to do this is so that they develop above the current tube and therefore at some
stage will want to close the current entrance.
This does not justify the terrible blight on the area that will occur if the application is allowed.
Officer comment: Please see officer comments in response to Florence Eshalomi’s response above, as
relevant, guiding readers the relevant elements of the report.

6.3

Adjoining owners/occupiers

6.3.1

4 site notices were displayed at and surrounding the site from 30 November to 21 December. The
formal consultation period ended on 21 December.

6.3.2

Following amendments to the scheme, the development was re-consulted upon for a 21 day period
commencing on 7 February 2019, with the overall period expiring on 28 February 2019.

6.3.3

During the first consultation period:
•

30 representations were received, all of which were in objection.

•

A petition was also received on behalf of the Octavia Hill Residents Association, with 279
signatures, of which 255 are considered valid for the purposes of providing sufficient contact
details.

6.3.4

A further 14 objections and 1 letter of support have been received at the time of writing.

6.3.5

A summary of the letter of support is set out below:
London TravelWatch are supportive of the proposed development, as it will provide benefits to
passengers in terms of reduced walking times, reduction in passenger congestion at the existing
entrances and exits to the station.

6.3.6

A summary of the concerns raised is set out below:

Summary of objections
The site has previously been subject to a
planning application for a new entrance which
was withdrawn.
LBL Officers concluded that the proposed
second entrance would result in an unacceptable
amenity impact on surrounding residential
properties.

Response
The amenity impacts arising from the
previous planning application were
considered to be caused by the positioning
and open nature of the proposed entrance,
which are considered to now be mitigated by
the design within the proposed development.

There have been no material changes to the
scheme or the surrounding context (other than
the closure of the nursery school) that will reduce
the impact on neighbouring amenity.
Principle of development
The proposed location is inappropriate. There
are surely other locations for it. Most, if not all,
exits from tube stations in London and its
suburbs are not on top of housing in quiet urban
streets but are either near shops or most
importantly near bus stops for people to
complete their journeys if necessary.

TfL have explored alternative locations for
the proposed entrance which are not
considered suitable.
Please refer to section 8.1.

TfL have other options to decrease congestion.

TfL have considered the proposed
development within the context of alternative
options to decrease congestion and whilst
some are being implemented, the proposed
development is still considered to be
required. Please refer to section 8.1.

I have never experienced congestion at
Southwark station.

TfL have considered the proposed
development in the context of expected
passenger growth at Southwark station.
Please refer to section 8.1.

Transport
Passenger numbers
The numbers explaining the anticipated increase
in passenger footfall directly from the entrance
have not been given.

Further detail has been provided by TfL
which explains the anticipated increase in
passenger footfall. Please refer to section
8.2.

It is not clear whether TfL’s assessment of
‘predicted increase in pedestrian numbers’
includes Network Rail passengers.

Further detail was provided during the
consideration of the application, as set out in
4.3. An explanation of TfL’s figures are
provided in section 8.2.

It appears the pedestrian numbers are
inaccurate, underestimated and are not a fair
representation of the facts.

An explanation of TfL’s figures are provided
in section 8.2.

The expected increase in footfall on the east side
of Greet Street by 15% is not considered
realistic.
Traffic impacts
The new proposal will create an ideal drop off
and pick up point. Taxis will be constantly on the
street doing collections and drop offs, adding to
the noise and pollution of the street.

An explanation of TfL’s figures are provided
in section 8.2.

Please refer to section 8.2.

The assumptions relating to the numbers of taxis
that stop outside the current station is not a
reasonable comparison.
Parking
It is difficult to park in the surrounding area due
to a lack of parking space for residents, but
during construction, the spaces on Greet Street
will be prohibited.

The Construction Logistics Plan provided
with the application proposes a loading bay
on Greet Street, underneath the railway
viaduct. This does not affect existing parking
spaces.
This will be secured by condition seeking a
Construction Environmental Management
Plan (CEMP).
Please refer to section 8.2.

Accessibility
The proposal does not provide step free access
or any method of entry/exit for disabled,
wheelchair users, baby buggies or passengers
with heavy luggage.
It is not possible for people using a wheelchair or
a baby buggy to pass a wide vehicle at the
junction of Greet Street and the Cut.

Street Improvement Works
Will the Georgian street lamp adjacent to the
proposed entrance be removed?

There are no plans to close the end of Greet
Street and make it pedestrian only, but in their
plans they have mentioned adding a Bell traffic
bollard and tree at the Greet Street / Con Street
intersection. This would mean less room for

Step free access will be provided at all times
at the Blackfriars Road entrance. Please
refer to sections 8.1 and 8.2.
The proposed development represents an
additional entrance to the underground
station and step free access is only proposed
at the existing Blackfriars Road entrance.
The wayfinding measures to be sought by
section 106 are proposed to facilitate the
best possible routes for wheelchair or baby
buggy users. Please refer to section 8.2.

The removal of the street lamps is proposed
as part of the street improvement works.
These are not original and are not
considered a designated or non-designated
heritage asset.
The proposals are considered to have
appropriately addressed the capacity of
surrounding pavements in proportion to the
proposed number of pedestrians. Please
refer to section 8.2.

commuters and more danger to pedestrians and
traffic for vehicles.
To maintain the carriage way width, the west
side pavement of Greet Street would have to be
reduced, which would mean the loss of existing
trees. The carriage way would then be less than
1m from the basement flats in the Ipsden
Building.
As a parent of young children, the levelling of
pavement and road surfaces outside the
proposed entrance seems unsafe.

The proposals reduce the width of the west
side pavement of Greet Street by 0.15m in
clear width, to 1.1m. This is considered
acceptable, alongside the increase in
pavement width to the east side pavement.
No ‘shared surfaces’ will be permitted.

The junctions with Cons Street and Wootton
Street would need to be modified to allow
vehicles to turn, which could reduce the number
of resident and ticket parking bays.

The junction of Cons Street and Greet Street
is proposed to be modified

There will be a loss of resident parking bays, as
an increase in the width of the pavement will
lead to a narrowing in the width of the road.

There are no resident parking bays proposed
for removal.

Brad Street has no definite pavement on its north
side, so all pedestrians would have to walk on
the south side pavement or in the road before
reaching Windmill Walk, which does not have
adequate pavements.

The proposed development will not have a
material impact to the footfall along Brad
Street.

Large numbers of pedestrians in a very narrow
street used by service vehicles has to be
dangerous.

The frequency of the end of Greet Street
being used by service vehicles is anticipated
to be minimal. Vehicle speeds will be
controlled by the width of the access and the
shared surface.

Other
I am concerned that my near neighbours within
the enclosed area will be trapped, particularly if
they need an ambulance or a vehicle for mobility.
Residents or people working locally might be
impeded from getting to and from their homes or
places of work and unable to be evacuated
quickly in a medical or other emergency.
Passengers within Southwark Station might be
seriously injured as a result of crowds at peak
hours.

Amenity
Noise

The proposed highway works will be
undertaken to Lambeth adoptable standards
which will accommodate appropriate widths
to enable suitable emergency access.

There is no evidence to suggest that the
proposed development will increase risk of
injury to passengers. The appropriate
procedures will be put in place in instances of
high crowd volumes through the Operational
Management Plan.

Concerns relating to noise impacts of the
operational development, noting the existing
minimal noise levels within a quiet, residential
street with no through traffic.

Please refer to Section 8.4 of the report.

Increased noise from taxis, delivery vehicles and
street vendors.

Please refer to Section 8.4 of the report.

There are existing problems with cars which
leave their engines on having parked, this could
apply to the taxis waiting to pick up passengers.

Please refer to Section 8.2, where it is
considered that the increase in taxi pick up
and drop off is considered likely to be
minimal.

The proposed development would be within 40
feet of block 21-30 Tait House and would cause
stress to our residents and would deplete their
quality of life.

Please refer to Section 8.4 of the report.

The noise assessment has only considered the
ground, first and second floor of Tait House, and
not the third and fourth floor.

The noise assessment is considered to have
sufficiently assess any noise impacts likely to
arise from the development. Please refer to
Section 8.4 of the report.

Concerns relating to the noise and vibration
impacts during the construction, including the
archway as a potential projector for noise.
The noise around Tait House has unusual
acoustics and sound travels and amplifies.
Noise includes walking feet, people on phones,
friends walking and talking, noise of more
vehicles on roads. This hasn’t been taken into
account in the assessment.
Concerns at the operational hours of 05:30 –
01:00 hours from Monday to Thursday, and for
24 hours on Friday and Saturday.
Overcrowding in tube stations only happens in
rush hours, or at specific events.

The proposed opening hours have been
reduced to correspond with the main
entrance, however 24 hour opening on
Friday and Saturday has been prohibited.
Officers consider this to be an appropriate
balance between the regeneration benefits of
the surrounding area and the amenity of
neighbouring occupiers.
The Operational Management Plan sought
by condition to address concerns relating to
how specific events will be managed.

Pollution
The additional traffic, both vehicular and
pedestrian, would cause fumes in the area.

The proposed development is not considered
likely to cause additional pollution as a result
of additional vehicular traffic or pedestrian
footfall.

Privacy
Thousands of TfL and Network Rail passengers
using streets adjacent to the proposal would
greatly affect resident’s privacy.
Outlook
The south wall of the proposal is six metres high
and several metres long. This presents an
unsightly barrier to residents living in the lower
floors of the adjacent Tait House flats, destroying
their outlook.
Daylight and sunlight
The south wall might impede the amount of
daylight and sunlight to the lower flats of Tait
House.
Other Amenity Impacts
There will be an increase in litter.

Please refer to Section 8.4.

Please refer to Section 8.4.

Please refer to Section 8.4.

Please refer to Section 8.4.

People handing out free newspapers and
magazines will result in the one litter bin being
filled.
TfL have made no provision to deal with the
problem of discarded cigarette butts /
newspapers / takeaway food containers.
Design
Tait House is a building of architectural merit, a
glass and concrete TfL entrance is not in
keeping with this listing.
Secure by Design / Anti-Social Behaviour
Has any consideration been given to a possible
terrorist attack and have Counter Terrorism been
consulted?

The proposed improvement works to Greet
Street include the provision of a bin to deal
with refuse.

Please refer to Section 8.3.

Please refer to Section 8.5.

The increased movements in the street will
increase pressure on Local Police.

Please refer to Section 8.5.

People using the tube after 10pm are mostly
loud, in groups, and frequently drunk. When the
local bars, restaurants and clubs close at 23 h 00
numerous revellers will head towards the station.

Please refer to Section 8.5.

The proposed 24/7 opening will blight the area
with anti-social behaviour.

The proposed opening hours have been
reduced to correspond with the main
entrance, however 24 hour opening on
Friday and Saturday has been prohibited.
Officers consider this to be an appropriate
balance between the regeneration benefits of

the surrounding area and the amenity of
neighbouring occupiers.
Please refer to Section 8.5.
The wall adjacent to the Tait House flats will be a
target for street art. TfL have no proposal to
mitigate this problem other than clean it off.

The height of the wall above the existing
refuse stores is considered sufficient to
prevent people from climbing to vandalise the
wall.

It will increase begging and anti-social behaviour
and crime, particularly handbag snatching will
increase.

Please refer to Section 8.5.

Brad Street is very unsuitable for a huge influx of
pedestrians, it is adjacent to the back gates of
the whole of Roupell Street where there is no
supervision, as no one can see the pedestrians
there.

The proposed development will not have a
material impact to the footfall along Brad
Street.

A higher crime rate will develop with the
possibility of burglaries.

Please refer to Section 8.5.

It will create an area for beggars, we already
have some problems with rough sleepers under
the railway bridge in Greet Street.

Please refer to Section 8.5.

We will have people coming through our gate at
Tait House to try and take a short cut through
our block of flats to get to Hatfields and also
using our bin area as a toilet.

Please refer to Section 8.5.

Other
TfL are proposing to build on top of Southwark
Station, which would mean the closure of the
main entrance. The intention will be to close the
main entrance during construction, the
consequence could be upwards of 40-50,000
commuters using the second entrance each day.

Any proposals in relation to Southwark
Station have not been part of the
consideration of this planning application.
In the event of the closure of the main
Blackfriars Road entrance, condition 9 is
proposed to protect the amenities of future
residential occupiers and the surrounding
area.

A new light has been erected under the arch on
the corner of Brad Street and Greet Street which
is shining directly into our front room and
bedroom, causing dreadful light pollution and
sleep disruption.

This is not related to the proposed
development.

The TfL proposal is a guise so that Network Rail
passengers will be able to exit Waterloo East
station without having to pay a fee to use
Southwark Station.

This is not a material planning consideration.

Issues with consultation between TfL and
neighbouring residents and groups.

Whilst officers encourage consultation
between TfL and residents, the extent of
consultation in advance of planning
application submission is not a material
consideration.

TfL appear to be in breach of a court decision
made in relation to Earl’s Court Underground
station regarding announcements that are
audible to the public. TfL has ignored the
requirement and the Council has not enforced it,
lending further weight to residents concerning
noise and other environmental issues with the
current proposal.

This is not a material planning consideration.

7

POLICIES

7.1.1

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

7.1.2

The new Draft London Plan was published on 1 December 2017 (updated August 2018) for
consultation and will eventually supersede the current 2016 consolidated London Plan once the final
version is published (anticipated Autumn 2019). The Draft London Plan is a material consideration in
planning decisions. Officers consider that this should be afforded very limited weight at this stage.

7.1.3

The Lambeth Local Plan is currently under partial review to ensure it complies with amendments to
changes in the NPPF and London Plan. The Local Plan review is timetabled to follow the
programme for the Draft London Plan. The first consultation for the Draft Revised Local Plan took
place between October and December 2018. At this time the amendments to the Local Plan do not
carry any weight.

7.1.4

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.

7.1.5

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

ASSESSMENT

8.1

Principle of Development

8.1.1

The existing site is a gated area with a tree and some soft landscaping. It therefore does not benefit
from an existing use class designation in planning terms. The application proposes that the site is
used for access to the existing Southwark Underground Station. The site would therefore fall into a
‘Sui Generis’ use.

8.1.2

The site also located in the Central Activities Zone (CAZ). The CAZ was as designated within the
London Plan (March 2016 (as amended)) in order to enhance and promote the unique international,
national and London-wide roles within it, supporting its distinct offer and form a globally iconic core of
one of the world’s most attractive and competitive business locations.

8.1.3

London Plan Policy 2.10 sets out the strategic priorities for the CAZ. One of these is to improve
infrastructure for public transport, walking and cycling, and optimise development and regeneration
benefits they can support.

8.1.4

London Plan Policy 6.2 specifically seeks to provide public transport capacity, setting out specific
upgrades in Table 6.1, which refers to the need for Jubilee line upgrades to provide additional
capacity and improve journey times, with further peak service train increases planned.

8.1.5

Within the CAZ, the site is located within the Waterloo Opportunity Area, which envisages significant
growth potential for at least 2,500 new homes and 15,000 new jobs over the next decade, as
identified within the London Plan. In this context, the Waterloo Opportunity Area Planning
Framework (OAPF) SPD (October 2007) identifies the growth that is expected to underground
services in the area. It notes that heavy congestion is predicted to occur in a number of areas by
2020.

8.1.6

In this context, Local Plan Policy PN1 specifically relates to Waterloo and supports sustainable travel
throughout the area, noting the area as one of London’s most important transport hubs. At paragraph
4.4, the Waterloo OAPF SPD seeks the use of the public realm to bring the different parts of
Waterloo together, to address pedestrian movements and connections. This includes the following,
as particularly relevant:
“East-west commuting pedestrian movements via Roupell Street could be relocated to a
new dedicated commuter pedestrian route along Wootton Street and a new pedestrian

link between Wootton Street / Greet Street and Hatfields, along the edge of Waterloo
East Station. A new Access to Waterloo East and Southwark Stations could be provided
along this link”
8.1.7

The additional access is proposed as an element of new public transport infrastructure, to improve
connectivity to Southwark Underground Station and increase capacity for increased pedestrian
movements, in accordance with envisaged growth. This promotes sustainable travel, which is
supported by London Plan Policy 6.1 and Local Plan Policies T1 and T4.

8.1.8

The proposed development also represents additional infrastructure which will support growth within
the borough, as supported by Local Plan Policy D3.

8.1.9

The proposed development provides wider regeneration benefits, contributing to route options for
visitors to the area, benefitting local cultural facilities and local businesses. The additional route also
provides faster access for any existing and future workers and residents in the area choosing
sustainable methods of transport, therefore further discouraging car travel in the area.

8.1.10 Local Plan Policy T4 part (e) relates to specifically to such proposals to improve or provide new
public transport infrastructure and interchange facilities. In this context, the proposal is considered
acceptable in terms of impact on the environment, for the following reasons:
•
•
•

The townscape design is considered to be of merit (please refer to section 8.3 of report);
Public realm improvement works to be secured by section 106 are considered capable of
mitigating any detrimental impacts which will arise (please refer to sections 4.3 and 8.2 of
report); and
It is considered that amenity impacts to residents will be satisfactory subject to appropriate
conditions (please refer to section 8.4 of report).

8.1.11 Policy T4 also requires the new public transport infrastructure to be safe, convenient, attractive and
accessible for use especially by disabled people, children and cyclists, including provision for cycle
parking and consideration of desire lines. The scheme is assessed against this policy in Section 8.2
of this report.
8.1.12 The proposed location was considered against others in the vicinity of Southwark Station. The
alternative options are detailed as follows, with accompanying reasons why they were not pursued
by TfL.
Alternative Location 1: Hatfields – north side entrance
8.1.13 This option proposed to locate the entrance to the north of the station, leading west from Hatfields.
This route and entrance would have required unfeasible changes to control equipment currently
located within the railway arches. The area is also used for fire engine access and hosts associated
equipment and fire ventilation fans, which would be unfeasible to relocate.
Figure 5 – Alternative Location 1

Alternative Location 2: Greet Street (by Brad Street) with access to Hatfields
8.1.14 This option would locate the entrance within the Network Rail arches, with an entrance leading to
Greet Street / Brad Street. However, this would conflict with emergency escape routes from
Waterloo East station, making the location unviable.
Figure 6 – Alternative Location 2

Alternative Location 3: Hatfields (via lifts and escalators)
8.1.15 Access from Hatfields onto a new mezzanine located above the existing ticket hall was considered.
This would not meet capacity and safety requirement for run off distances from escalators, gatelines,
lifts and stairs. A separate option to provide a one-way route via the existing corridor to Hatfields was
also considered, but the passageway was considered too narrow and would have led to unsafe
overcrowding on the top of the escalators.
Figure 7 - Alternative Location 3

Alternative Location 4: Isabella Street
8.1.16 An entrance located directly above the station’s intermediate concourse was considered. However,
escalator lengths were considered to be too great in the constrained area and this would require
excessive changes to the underground structure.

Figure 8 - Alternative Location 4

8.1.17 The location of the proposed entrance is considered to be the only feasible option in the vicinity of
the existing Southwark Underground station. It was selected as it provides best access to the
existing ticket hall, reducing changes to layouts within the ‘barrel’ which would leave the station
operationally compromised. It is considered to offer optimised passenger movement and run-off for
both Waterloo East and London Underground gatelines and directs pedestrians from street to ticket
hall with greater lines of sight.
8.1.18 In light of the considerations detailed above, the principle of development is considered acceptable,
as it will enhance sustainable travel in the context of the CAZ and the Waterloo Opportunity Area, in
accordance with London Plan Policies 2.10, 2.13 and 6.1 and Policy PN1 of the Lambeth Local Plan.
8.2

Transport
Sustainable travel

8.2.1

The development itself comprises a sustainable travel measure, in promoting a sustainable pattern
of development in the borough by improving accessibility to the London Underground network, which
in turn promotes reduced dependence on the private car.

8.2.2

An Indicative Streetscape Improvements General Arrangement Plan has been provided with the
application. This demonstrates a set of improvements to mitigate the effects of the increase in footfall
on Greet Street. These fall outside of the red line boundary and therefore need to be secured
through section 106 agreement. These improvements are further detailed in section 4.3 and section
9 of this report.

8.2.3

The proposed development is considered appropriate in relation to Local Plan Policy T1.
Site context

8.2.4

The site has a Public Transport Accessibility rating of 6(b), which is considered the most accessible.
a) Highway Access, Movements and Safety

8.2.5

The surrounding streets include Greet Street, Wootton Street, Cons Street, The Cut, Windmill Walk,
Brad Street and Roupell Street.

Figure 9 - Surrounding streets

8.2.6

The surrounding streets are 30 mph limited and are two-way links, with the exception of the one-way
southbound vehicular access between Greet Street and The Cut.

8.2.7

An Automatic Traffic Count survey was undertaken over one week from Wednesday 26 September
2018 to Tuesday 2 October 2018, via a loop installed across the full width of carriageway of Greet
Street, just to the south of its junction with Wootton Street. The survey was undertaken in order to
establish the existing level of vehicular use of Greet Street.

8.2.8

The results established that there is a daily weekday average of 413.2 vehicles southbound (very
low vehicle use at 1 vehicle every 3.5 minutes, assuming an even distribution throughout the day)
and 43.6 vehicles northbound (particularly low vehicle use at 1 vehicle every 33 minutes). Daily
weekend averages were lower, at 290.5 vehicles southbound and 34.5 vehicles northbound.

8.2.9

The Automatic Number Plate Recognition (ANPR) survey was undertaken over two days from
Wednesday 26 September 2018 to Thursday 27 September 2018 for 12 hours on each day (07:00 –
19:00) via CCTV cameras. This established that 123 vehicles on the Wednesday and 151 vehicles
on the Thursday routed into the network from Waterloo Road / Sandell Street and out from it to Greet
Street / The Cut.

8.2.10 Accident data for the most recent 3 year period confirms a total of 6 collisions were recorded, all of
which were ‘slight’ in casualty severity and occurred during daylight hours. Of these collisions, all but
one occurred on dry road surface conditions. One of these involved a pedestrian, 4 involved cyclists
and 5 involved motorised vehicles. The locations of these accidents are shown below.

Figure 10 - Locations of accidents in vicinity in past 3 years

8.2.11 The Transport Assessment notes that based on the data and its analysis as summarised, it is not
possible to cite any accident patterns or trends which could indicate a highway safety problem or
concern that could affect, or be affected by the proposed development.
b) Vehicle Parking
8.2.12 The surrounding streets all form part of the Waterloo ‘W’ Controlled Parking Zone (CPZ). In closest
proximity to the site, Greet Street has on-street parking, provided in the following manner:
•

Single yellow lines (08:30 – 18:30 Monday to Friday & 08:30-13:00 Saturday);

•

Permit holders only bays (08:30-20:30 Monday to Friday); and

•

A pay and display bay (08:30-20:30 Monday to Friday and 08:30-13:00 Saturday).

c) Pedestrian Environment and Movements
8.2.13 In closest proximity, Greet Street provides footways along both its sides. The eastern footway
reduces in width to less than 1m towards its southern end and is further reduced by street furniture,
including bollards, lamp columns and lamp posts. Here it is formed of a shared surface (where its
footways and carriageways are flush and delineated only by different paving types) to mitigate the
effect of the narrow eastern footway. This is lightly trafficked by pedestrians throughout a typical day.
8.2.14 Further pedestrian movements are facilitated by Wootton Street to the west, Windmill Walk further
west, Cons Street and The Cut to the south and Brad Street to the north. Each of these have
footways along both its sides which are in acceptable condition and of either good or acceptable
width. Roupell Street has footways along both of its sides, but these are of limited width due to street
furniture.
8.2.15 A pedestrian count survey was undertaken on Tuesday 2 October 2017 for 12 hours, between 07:00
and 19:00 via CCTV cameras installed along Greet Street at four locations. This was undertaken in
order to establish the existing level of pedestrian use of Greet Street and its local highway network.
8.2.16 This established that the AM peak hour was consistent at 08:15 to 09:15 and the PM peak hour was
consistent at 17:30 to 18:30. From the data it can be seen that the dominant pedestrian flow along
Greet Street is between Wootton Street (NW) and The Cut (SE). Additionally, it is considered that
pedestrian numbers increase towards the south of Greet Street.

d) Cycling Environment and Movements
8.2.17 Greet Street, Wootton Street, Cons Street, Windmill Walk and Brad Street form lightly vehicular
trafficked environments, conducive to free-flowing and safe cycling.
8.2.18 In closest proximity to the site are the following cycle routes:
•
•
•
•
•

National Cycle Route 4, passing along Upper Ground 425m north of the Site. This runs west
from Greenwich to Fishguard;
Cycle Superhighway 6 (North to South), passing along Blackfriars Road 200m to the east of the
Site. This connects Kings Cross and Elephant and Castle;
Quietway 1 (South), passing along Cornwall Road 185m west of the Site. This runs from
Waterloo to Greenwich;
Quietway 5, passes along Baylis Road 265m to the southwest of the Site. This runs from
Waterloo to Norbury; and
Quietway 14, runs east from Blackfriars Road 200m east of the Site. This runs from Southwark
to Deptford.

8.2.19 In the vicinity of the site, Sheffield cycle stands are located on the Cut to the east of Greet Street,
and close to Windmill Walk, on the other side of the railway viaduct.
8.2.20 The nearest TfL Cycle Hire Docking Station is at Southwark Station, which provides a capacity of 57
cycles. The closest further Docking Stations are located on Baylis Road and at Waterloo Station.
Car parking & servicing
8.2.21 No car parking is proposed as part of the development and the existing on street car parking is not
affected by the streetscape improvements proposed alongside the development.
8.2.22 The station’s existing servicing, waste storage and collection arrangements will remain unchanged
by the development proposal. Veolia (waste) have been consulted on the application and have
confirmed that the application will not impact unduly on any current waste collections in the area.
8.2.23 The proposed development is considered appropriate in relation to Local Plan Policy T8.
Accessibility
8.2.24 TfL have noted the feasibility issues relating to the provision of step-free access at the proposed
entrance, due to limitations in terms of the structure. Alternative locations have been considered and
dismissed as set out in section 8.1 of this report.
8.2.25 It is noted that step-free access will remain permanently available at the existing Blackfriars Road
entrance, including in the unlikely event of closure of the main station entrance. Local Plan Policy Q1
requires the council to seek improvements to existing accessibility provision and to secure new
development which is complaint with current best practice.
8.2.26 It is considered that the development does not affect the existing ability for customers requiring stepfree access to use the station and the development provides the opportunity for additional wayfinding measures to be secured via section 106 agreement, to improve legibility and direct
passengers. For these reasons, the lack of step-free access is not considered a reason for refusal.
Network impacts
Pedestrian environment
8.2.26.1 Methodology
8.2.27 TfL predict that the number of passengers using Southwark Station will increase by 11% over the
next 20 years.
8.2.28 Pedestrian modelling for the site has been provided in the Transport Assessment to demonstrate
likely pedestrian flows in the area. This has been constructed using several data inputs, as follows:

•
•

•
•

Jubilee Line and Waterloo East National Rail passenger data (provided by the ‘Rolling Origin
and Destination Survey’ RODS / London Underground for different forecast years);
Reporting prepared by Space Syntax regarding routes taken by passengers leaving or entering
the existing station, based on a large number of in-person observations. This data was
developed using phone signal / Bluetooth movement analysis to provide insight into movements
from and to the station.
Supplementary reference counts from TfL staff. This was to provide assurance that original work
from Space Syntax was accurate and to determine the final destinations of people using
Southwark Station.
Population and employment change projections (Railplan).

8.2.29 The RODS/Railplan data is shown below for peak 2021 and 2041 forecast horizons. This shows a
total increase in rail demand of 2,341 passengers in the AM peak in the vicinity of the proposed
underground entrance (across a 3-hour Origin Destination matrix).

8.2.30 These figures have been included to inform the pedestrian environment assessment, alongside
further predictions demonstrated above.
8.2.31 The applicant has focussed on the weekday AM peak, to capture the station flows at their critical
time, in order to represent a worst case scenario in terms of pedestrian flows. The weekday AM peak
is understood to be significantly more pronounced and concentrated than the PM peak. This is
demonstrated in the appendix of the Operational Management Plan.
8.2.32 These have been provided across three scenarios:
•
•
•

Scenario 1 – 2021 weekday AM peak without the second entrance, i.e. as existing;
Scenario 2 - 2021 weekday AM peak without the second entrance, i.e. as existing and the
indicative Public Realm Improvement Works;
Scenario 3 – 2041 future year weekday AM peak with the Second Entrance and proposed
indicative public realm improvements.

8.2.33 A Pedestrian Comfort Level (PCL) assessment has also been undertaken. The inputs are the
footway category type, pedestrian flow data and footway widths. The output is the PCL category,
which is scaled from A to F where A is the most comfortable and F is the least comfortable.
8.2.34 This has been carried out at four locations on Greet Street, as shown below.

Figure 11 - locations of pedestrian comfort level (PCL) assessments on Greet Street

8.2.35 A further assessment of pedestrian flows (instead of Pedestrian Comfort Levels) has been provided
at three locations on Roupell Street, as shown below.

Figure 12 - Roupell Street Pedestrian Comfort Level (PCL) assessment locations

8.2.35.1 Results – Greet Street
8.2.36 The graph below demonstrates the differences in the pedestrian count data at each of the locations,
across the 3 scenarios.
Figure 13 - Peak hour flows for Pedestrian Comfort Level assessment at locations on Greet Street

8.2.37 The following is predicted in both the 2021 and 2041 scenarios, with the proposed public realm
improvements taken into account:
•
•
•

Increased pedestrian flows along Greet Street’s eastern footway;
Increased crossing movements over Greet Street;
Reduced diagonal crossing movements over the existing shared surface at the end of Greet
Street at its junction with The Cut (expected to be as a result of the widened and more
attractive to use eastern footway as well as the new raised table); and

•

A 15% increase compared to Scenario 1 in total pedestrian flows at the link between Greet
Street and The Cut (location 4) 12% of which is asserted as being directly attributable to the
current users of this link.

8.2.38 The data below demonstrates the PCL category results for the locations on Greet Street.
Figure 14 - PCL category results for 4 locations on Greet Street

8.2.39 This demonstrates that the pedestrian comfort is to be improved by the development at Location 2
(outside Tait House) as a result of the development. Officers note that the improvement in PCL
appears disproportionate to the increase in pedestrians from 120 to 874. However, it is noted that a
rating of F is automatically given to any pavement width which falls lower than 1.5m.
8.2.40 This demonstrates that the pedestrian comfort levels outside Ipsden Buildings will remain at a level
of F, which is the worst scenario. However, this is attributed to the narrow pavement width which will
remain. Pedestrians are more likely to use the widened eastern footway on Greet Street when
walking southbound.
8.2.40.1 Results (Roupell Street)

8.2.41 The increase in footfall shown above in the 2041 future scenario is demonstrated to be attributable to
other background sources, noting that Roupell Street is currently used for pedestrian flows arising
from Waterloo.
8.2.41.1 Results (Wootton Street and Roupell Street)

8.2.42 The results demonstrate that pedestrian traffic is predicted to increase on Greet Street as a result of
the introduction of the proposed entrance, in the following way:
•
•

By 20% at the opening year 2021
By 15% at the future year 2041 (compared with a no build scenario in 2041)

8.2.43 The results demonstrate that pedestrian traffic is predicted to decrease on Wootton Street alongside
the proposed development.
8.2.43.1 Pedestrian environment improvements
8.2.44 The proposed pedestrian realm improvements are described in Section 4.3 of this report. The
pedestrian environment is proposed to be improved by the widening of the pavement and narrowing
of the road width, which reduces pedestrian crossing distances to make crossing movements safer.
8.2.45 The extension to the southbound only section of Greet Street will reduce its existing total traffic
volumes, which improves the highway environment for pedestrians. The left turn out of Cons Street
will be banned, which will provide safer crossing movements over the shared surface. As set out in
paragraph 8.2.35, whilst an increase in pedestrian journeys across the link between Greet Street and
the Cut is expected, the number of diagonal movements across this are expected to be reduced as a
result of the widened eastern footway.
8.2.45.1 Summary
8.2.46 The results demonstrated above indicate that there are likely to be increases in pedestrian counts
between 2021 and 2041 as a result of the proposed development and reflect the expected growth in
use of the station generally. These are expected to:
•
•

Have a material impact on flow conditions along Greet Street, however on the basis of the PCL data
given are not expected to result in an unsatisfactory pedestrian environment, as a result of the
associated improvements; and
Not have a material impact on other surrounding streets, including Roupell Street, as a result of the
predicted passenger flows in these areas being attributable to background sources, which would
arise regardless of whether the proposed development would take place.

8.2.47 The proposed development is considered acceptable in relation to Local Plan Policy T2, in terms of
improving conditions for pedestrians alongside the proposed development and making walking a
safer, quicker, more direct and more attractive form of travel. Consideration in relation to the amenity
impacts arising from pedestrian footfall is given in Section 8.2 of this report.
Cycling environment
8.2.48 The applicant notes that cycle usage has not been measured on Greet Street, due to the proposal’s
lack of impact on cycle flows and movements, and the generally low levels of vehicle and cycle traffic
on Greet Street.
8.2.49 It is not considered that the proposed development will have any detrimental impact on the
surrounding area as a free-flowing and safe cycling area. Whilst the proposed development will
result in an increase in pedestrian footfall, this is not considered a deterrent to cycling in the vicinity
of the site. The road narrowing proposed as part of the streetscape improvement works are
considered to contribute to a more cycle-friendly environment, by reducing the volume and speed of
motorised traffic. Furthermore, the provision of cycle facilities will encourage the uptake of cycling in
the area.
8.2.50 The proposed development is considered to be in accordance with Local Plan Policy T3.
Vehicular environment
8.2.51 The widened eastern footway is accommodated by narrowing the carriageway of Greet Street to
4.8m. This width accommodates a 3m running lane, whilst maintaining the 1.8m parking bays. The
Transport Statement notes that this is in line with the 2007 Manual for Streets recommendation for a
Heavy Goods Vehicle (HGV) and a car passing. Greet Street is proposed to run in a one-way
direction, from Wootton Street down to Cons Street. This is to be accommodated by banning a left
turn out of Cons Street.
8.2.52 This proposed vehicular environment is considered acceptable by highways officers. Officers
consider these interventions as positive, as they are likely to slow down the speed of traffic in the
vicinity of the site.
8.2.53 The existing pick up and drop off activity for taxis was measured at Southwark Station, over a period
covering the station’s opening hours (06.00 to 00.00). This measurement showed 23 pick up and
drop off events over the course of the day, of which 14 were taxis and 9 were either minicabs or
private hire vehicles. This equates to roughly 1.3 events per hour, which is considered a low level.
8.2.54 The applicant has drawn comparison between the use of Greet Street for taxi pick ups and drop offs
and the existing characteristics of Lambeth North Station, as Westminster Bridge Road and Baylis
Road are considered more conducive to vehicle waiting than Blackfriars Road.
8.2.55 The measurement shows 7 pick up and drop off events over the course of the day outside Lambeth
North Station, of which 3 were taxis and 4 were either minicabs or private hire vehicles. This equates
to roughly 0.4 events per hour, which is considered a very low level.
8.2.56 The information provided suggests that in a similar context at Greet Street, there is likely to be low
levels of demand for taxi, private hire and minicabs. Officers agree with this approach and the
consideration that Greet Street is unlikely to experience significant levels of pick up and drop off
activity.

Mitigation
8.2.57 The necessary mitigation measures arising from the assessment above are detailed below.
Public realm improvement works
8.2.58 The proposed pedestrian realm improvement works are detailed in section 4.3 of this report.
Paragraphs 8.2.34 and 8.2.38.1 above detail the effects of these proposals in relation to pedestrian
movements.
8.2.59 There is no cycle parking requirement specific to this type of development specified within the
development plan. However, 10 short stay cycle spaces are proposed close to the site as part of the
public realm improvement works.
8.2.60 These are considered appropriate sustainable travel measures (beyond the principle of the
development itself) necessary to mitigate any detrimental transport impacts which are likely to arise
from the proposed development, in accordance with Local Plan Policies T1 and T3.
Construction Method Statement / Construction Logistics Plan
8.2.61 A construction logistics plan has been provided with the application which demonstrates that the
proposed development can be undertaken safely, without hazard or obstruction being caused to
users of the public highway, as verified by transport and highways colleagues. However, further
details are required by Condition 4 prior to commencement in relation to mitigation measures for
surrounding residents and for air quality purposes.
External Wayfinding Strategy
8.2.62 The public realm improvement works include a wayfinding solution which utilises the standard
‘Legible London’ approach, which was developed by TfL in order to aid wayfinding on foot across
London.
8.2.63 The following factors are considered by officers to command the necessity for external wayfinding
strategy to be provided:
•
•

The increased pedestrian movements in the vicinity; and
Step-free access not being provided at the new entrance, therefore there is a need to notify
affected persons seeking to access the station on their approach, so they can take the optimum
route.

8.2.64 The required scope of the wayfinding strategy is considered to be as far as Waterloo Road to the
west, Brad Street to the north, The Cut to the south and Blackfriars Road to the east.
8.2.65 A series of measures will be sought by section 106 agreement, to ensure the development complies
with London Plan Policies 6.1 (Strategic approach), 6.10 (Walking) and Local Plan Policies T1, T2,
T6 and Q6.
Operational Management Plan
8.2.66

An operational management plan has been provided with the application. This details the following
as relevant to the transport impacts detailed above:
•

Events management – TfL notes that they welcome opportunities to collaborate with LB
Lambeth, local businesses and events organisers to help plan event day crowd
management, if necessary. This may include varied opening hours and staffing
arrangements, including use of London Underground Special Requirements Team (roaming
events staff);

•

Disruption management – In cases of overcrowding or emergency, crowd control and station
management procedures will be planned and conducted in collaboration with the British
Transport Police, Network Rail and Southeastern (or other franchise holder) as appropriate.

•

Temporary entrance closures – In the unlikely event that the main entrance to Southwark
Station would be temporarily closed, measures would be in place to manage the impact and
minimise any impact on the surrounding area. These include:
o
o
o
o

Additional staff to direct customers, both within the station and on the street;
Announcements on trains and in key and nearby stations;
Notices online and in local media; and
Emails to regular station users.

•

Internal wayfinding – new signage will be provided within the station to make customers
aware of the new entrance routes that it provides. This will be laid out in accordance with
standard London Underground design principles.

•

Step free access – in the unlikely event of the main entrance needing to be temporarily
closed, step free access will still be available at all times at Southwark Station. This will be
provided adjacent to the main entrance, by repurposing an existing firefighting lift. Staff
would be available to assist customers.

•

Monitoring – the station’s operational arrangements will be subject to regular review, taking
into account future comments from local residents, businesses and LB Lambeth.

8.2.67 Compliance with these measures will be sought by section 106, to ensure the development can
continue to comply with Local Plan Policies T1 in terms of providing improved conditions for
pedestrians alongside the proposed development and making walking a safer, quicker, more direct
and more attractive form of travel.
Event of Blackfriars Road Entrance Closure
8.2.68 Officers consider that measures to be sought by section 106 are required to mitigate potential
impacts on the pedestrian environment and the amenity of surrounding residents in the unlikely
event of the closure of the Blackfriars Road entrance. The following details are to be requested by
condition 9 to provide an updated procedure for the management and operation of the Greet Street
entrance:
•
•
•
•
•
•
•
•
8.3

A Transport Assessment and Acoustic Assessment to demonstrate updated passenger
flow impacts;
Noise control measures;
Provision of step-free access;
Updated operational hours;
Disruption and event management procedures;
Provision of additional staff to direct customers, both within the station and on street;
Announcements on trains and in key and nearby stations; and
Publicity, in terms of notices online, in local media and e-mails to regular station users.

Design and Conservation
Scale, massing, layout and appearance

8.3.1

Officers are supportive of the scale, massing, layout and appearance of the development. It is
considered a neat and functional design, which is an appropriate scale within the surrounding area.
The appearance accords with the ‘house style’ of London Underground, with robust materials and
considered detailing.

8.3.2

The materials proposed are stainless steel cladding, with a fair faced precast concrete panel to the
base, aligning with the existing concrete wall to the base of the existing ‘barrel’. A frameless glazing
system is proposed at the linkage between the entrance and the ‘barrel’.

8.3.3

A recess is proposed on the street frontage, where the new entrance connects into the existing
building. Officers raised some concern at pre-application stage about to the potential for the recess
to become a litter trap and attract anti-social behaviour. A steeply ramped pavement has been
introduced in front of this, which is considered to address these concerns.

8.3.4

Heritage

8.3.5

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.

8.3.6

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 the heritage asset.

8.3.7

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.

8.3.8

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.

8.3.9

There is therefore a “strong presumption” against granting planning permission for development
which would harm a heritage asset. In the Forge Field case the High Court explained that the
presumption is a statutory one. It is not irrebuttable. It can be outweighed by material considerations
powerful enough to do so. But a local planning authority can only properly strike the balance
between harm to a heritage asset on the one hand and planning benefits on the other if it is
conscious of the statutory presumption in favour of preservation and if it demonstrably applies that
presumption to the proposal it is considering.

8.3.10 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.
8.3.11 Where more than one heritage asset would be harmed by the proposed development, the decisionmaker also needs to ensure that when the balancing exercise in undertaken, the cumulative effect of
those several harms to individual assets is properly considered. Considerable importance and weight
must be attached to each of the harms identified and to their cumulative effect.
8.3.12 What follows is an officer assessment of the extent of harm which would result from the proposed
development to the scoped heritage assets provided by the applicant as part of its submission. This
includes Conservation Areas, and neighbouring Listed Buildings. Both an individual assessment
against each heritage asset as well a cumulative assessment is provided. This is then followed by an
assessment of the heritage benefits of the proposals.
Impact on heritage assets: Conservation Areas
8.3.13 The significance of the Roupell Street conservation area is detailed in Section 2 of this report. There
will be no harm to the significance of the Roupell Street conservation area.
Impact on heritage assets: Listed Buildings
8.3.14 The significance of the adjacent listed buildings is detailed in Section 2 of this report. There will be
no harm to the listed buildings on Roupell Street.
Impact on heritage assets: Locally Listed Buildings/Structures
8.3.15 The significance of the adjoining locally listed Tait House is detailed in Section 2 of this report. There
will be no harm to the significance of the adjoining locally listed Tait House.

Impact upon heritage assets: Summary
8.3.16 When considered collectively, the proposed development is not considered to cause harm to the
significance of any neighbouring heritage assets.
8.3.17 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).
8.3.18 If Members come to a view that there would be substantial harm or total loss of the significance of a
designated heritage asset, consent should be refused, unless it is demonstrated that the substantial
harm or total loss is necessary to achieve substantial public benefits that outweigh the identified
harm or loss (as per paragraph 195 of the NPPF).
8.3.19 If Members come to a view that there would be less than substantial harm to the significance of a
designated heritage asset, the identified 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).
8.3.20 In this case, officers consider that the development provides the following public benefits:
Economic/Social:
•
•

The delivery of an additional entrance to Southwark Underground Station, encouraging
sustainable travel, creating shorter journey times for commuters and therefore supporting
the regeneration and economic growth of the Waterloo Opportunity Area; and
Public realm improvements on Greet Street, which further encourage sustainable travel
through accommodating safer and more legible pedestrian movements.

Environmental:
•

Urban greening, biodiversity and sustainability improvement measures in the form of a green
roof to the proposed entrance and 3 trees to be secured as part of the public realm
improvement works.

8.3.21 The proposed development is considered to respond positively to the local context and preserves
the prevailing local character, with appropriate materials and detailing required by condition.
8.3.22 Subject to a condition which will seek for sample panels and construction detailing to be provided,
demonstrating that the development is buildable and visually attractive, the development is
considered to be in accordance with Local Plan Policies Q5, Q6, Q7, Q8, Q20, Q22 and Q23.
8.4

Amenity for Neighbouring Occupiers
Daylight, Sunlight and Overshadowing

8.4.1

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

8.4.2

A Daylight and Sunlight Assessment has been provided with the application which assesses the
ground floor properties at Tait and Benson House, adjacent to the site. Officers consider the scope
of the assessment to be proportionate to the development proposed. The locations of the windows
assessed are shown in the diagrams below.

Figure 15 - Windows on Tait House which have been assessed

Figure 16 - Windows to Benson House which have been assessed

Figure 17 - Townscape model showing the proposed development within its context

Degree of change to daylight
8.4.3

VSC assesses the quantum of skylight falling on a vertical window and DD (also referred to as No
Sky Line) the distribution of direct skylight in a room space.

8.4.4

The results for both Tait and Benson Houses demonstrate that there are no instances where the
VSC with development will be both less than 27% and less than 0.8 times its former value. As a
result, occupants of the existing building will not notice a reduction in the amount of skylight they
receive falling on the vertical window.

8.4.5

The results demonstrate that there are three instances in Tait House where direct skylight
(measured as NSL) is reduced by more than 20% of its former value.

Room
R1
R2
R3

Window
W1/F00
W3/F00
W4/F00

Existing (%)
72.7
91.4
87.8

No Sky Line (VSC)
Proposed (%)
Loss (sq.m)
57.7
2.2
67
2.9
69.7
2.1

Loss (%)
20.7
26.7
20.6

8.4.6

The results above relate to the three windows at the most eastern point of the building at ground
floor level.

8.4.7

Room 1 is also served by a second window within the balcony door. The main window (W1/F00)
would only notice a loss in skylight to a negligible degree and skylight would still be experienced in
57.7% of the room. The loss represents 2.2 sq.m of the floor area.

8.4.8

Room 2 is expected to experience a 26.7% loss, representing a loss in 2.9 sq.m of the floor area
receiving skylight. The room will still retain good levels of skylight, covering the majority of the room
at 67%.

8.4.9

Room 3 is expected to experience a 20.6% loss, representing a loss in 2.1 sq.m of the floor area
receiving skylight. The room will still retain good levels of skylight, covering the majority of the room
at 69.7%.

8.4.10 Overall, the loss of skylight to each of these rooms is considered to be negligible.
Degree of change to sunlight
8.4.11 In terms of sunlight, none of the properties affected will be within 90° of north, therefore this will not
be affected by the proposed development. This in turn means that any overshadowing impacts will
be negligible.
Summary
8.4.12 The development results in reductions in daylight in three individual rooms within Tait House,
however the impacts to these rooms are considered to be negligible. The daylight and sunlight
impacts on neighbouring properties are considered to be acceptable.
Privacy
8.4.13 The proposed development has a blank façade to the rear of the entrance, facing the neighbouring
properties at Tait House which overlook the site, therefore there are no impacts on privacy resulting
from the built form of the development, as the main entrance faces away from surrounding
properties.
8.4.14 It is recognised that the proposed entrance will increase footfall in close proximity to neighbouring
residents at Tait House, the eastern elevation of the Ipsden Builidngs and further residential blocks
in the vicinity of the site. However, these journeys are considered typical pedestrian journeys within
the public realm as identical to those which will already be taking place along Greet Street. It is not
considered that this will introduce any detrimental impacts on the privacy of neighbouring residents
beyond those already experienced.

8.4.15 The proposed development is not considered to have any detrimental impact on privacy.
Outlook
8.4.16 The proposed development introduces a blank curved façade, which abuts the wall to the rear of the
existing refuse store serving Tait House. This façade will extend 3.1 metres above the top of the wall
and will sit at a distance of approximately 10m from the closest frontage on Tait House.
8.4.17 It is recognised that the outlook of residents in the properties at ground and first floor level closest to
the proposed development will be diminished to a minor degree, however these adverse effects are
not considered sufficient to warrant a reason for refusal.
Noise and Vibration
8.4.18 An Acoustic Assessment was provided with the application. This assessed any potential likely
adverse impact on the surrounding noise sensitive receptors through:
•
•
•

Short term construction noise;
Long term environmental noise, including Public Address (PA) and Station Noise
Overspill from Waterloo East and Southwark Stations through the new entrance
structure; and
Long term environmental noise from an increase in pedestrian traffic on Greet Street.

8.4.19 In order to assess potential impacts from station noise and change in pedestrian traffic, noise
surveys of the existing ambient noise within the station and at the nearest noise sensitive receptors
were undertaken on Tuesday 25 September 2018 and Saturday 6 October 2018.
8.4.20 Further details are given as relevant in the sections below.
Short term construction noise
8.4.21 The potential noise and vibration impacts during the construction phase are expected to be minor
and of short duration. The potential impacts and management measures for the construction works
have been laid out in the Construction Logistics Plan and will be further assessed once a principal
contractor has been appointed. Further details will be secured by condition 4.
Long term environmental noise
8.4.22 The long term environmental noise impacts have been assessed in the following categories:
•
•

Public Address (PA) system and station noise overspill; and
Pedestrian footfall.

8.4.23 These are addressed in turn as follows.
8.4.23.1 Public Address (PA) system and station noise overspill
PA system: baseline measurements and results
8.4.24 Two measurement locations were used to measure the PA announcements, with measurements
taken during peak hour.

Figure 18 - Measurement locations for PA announcements

8.4.25 The PA system output is controlled through the use of an ambient noise sensor (ANS) which adjusts
the output volume to depending on the noise level within the station building. The target of the ANS
is to maintain a consistent signal to noise ratio, which is typically 10dB above background noise
levels or higher. Measurements were therefore taken at peak hour, to ensure the maximum likely
output of the PA system is captured.
8.4.26 These results demonstrated internal PA noise levels of 71 dB(A) for a typical male announcement,
and 73 dB(A) for a typical female announcement.
8.4.27 External PA noise levels were measured at 4m from the existing louvres, with an announcement
level of 60 dB(A) and a speech level of 63 dB(A).
The existing PA noise from the station was occasionally just audible during daytime and clearly audible
during one night-time test, taken when the station noise overspill was measured as per the below.
Station noise overspill: baseline measurements and results
8.4.28 Existing ambient noise levels were measured at locations representative of the noise climate at the
nearest noise sensitive receptors.

Figure 19 - Existing ambient noise level measurement locations

8.4.29 The monitoring results for station noise overspill are shown below, based on all measurement
locations.
8.4.30 These results identify that the background noise present between the train movements was low for
the type of urban location. The background noise ranges from 43 dB to 49 dB.
8.4.31 Existing background noise levels (LA90) are only marginally lower during the evening and night-time,
even when the night tube is in operation.
8.4.32 The ambient equivalent (lAeq) noise levels are approximately 10 dB lower during the night-time
compared ot the daytime, mainly due to the absence of above ground train passbys during nighttime periods. Daytime maximum noise levels, set by train movements, are frequently in the range of
70-80 dB LAmax.
PA system and station noise overspill: predicted results
8.4.33 A 3D acoustic model was used to determine if the proposed entrance will have an impact on nearby
receptors.
8.4.34 The measurements undertaken inside the station and outside the louvred section were used to
calibrate the model to the actual broadcast level during high occupancy. The model also
incorporates the major architectural components of the interior of the proposed ticket hall and the
general geometry of the exterior buildings on Greet Street and Wootton Street.
8.4.35 The results are calculated under the assumption of an acoustic ceiling being installed within the new
station entrance and no additional loudspeakers being installed within the new Greet Street
entrance.
8.4.36 The noise sensitive receptors are identified to be:
• The western façade of Tait House; and
• The eastern façade of Windmill House (on Wootton Street).

8.4.37 Assessment heights on Tait House were the ground, first and second floor and assessment heights
on Windmill House were first, second and third floor.
8.4.38 The results of these assessments demonstrated:
•

•

•

A decrease in noise levels on the northern end of Tait House, where the receptors are
currently more affected by the PA system noise. The noise through the louvre is
currently reflected by the façade opposite, onto the receptors at Tait House. However,
the introduction of the new entrance building screens this reflected noise and largely
mitigates it.
There will be an increase in noise levels towards the south of Tait House, where the new
entranceway acts as an additional source of PA noise and is reflected off the facades
opposite. However, this increase is still below the perceptible change of 3 dB and is
unlikely to have a noticeable adverse impact.
The change in noise levels at Windmill House is less than 1dB and will not be
perceptible or cause a noticeable impact.

8.4.39 As verified by the Environmental Health consultation response, these impacts are considered to be
acceptable alongside the implementation of mitigation measures set out within the acoustic report,
including the installation of an ‘acoustic ceiling’ within the proposed entrance. A post-installation
Acoustic Assessment will need to be undertaken 3 months following commencement of operation.
Increase in pedestrian traffic
8.4.40 The increase in pedestrian traffic volumes is given in section 8.2.
8.4.41 The results demonstrate that pedestrian traffic is predicted to increase on Greet Street as a result of
the introduction of the proposed entrance, in the following way:
•
•

By 20% at the opening year 2021
By 15% at the future year 2041 (compared with a no build scenario in 2041)

8.4.42 The predicted change in pedestrian numbers along Greet Street has the potential to increase
ambient noise levels.
8.4.43 The increase in pedestrian noise has been calculated in the following way:

8.4.44 The existing noise survey observed that existing noise from pedestrians was negligible and did not
contribute significantly to the overall ambient noise levels. As such, even a significant increase in
noise from pedestrian traffic is considered in the Acoustic Assessment unlikely to cause a significant
change in overall ambient noise levels, which were dominated by train passbys, and car and truck
passbys.
8.4.45 This calculation has resulted in the following results, which indicate that the change will be
imperceptible:

8.4.46 The above demonstrates that difference in noise from pedestrian traffic is likely to be imperceptible.
8.4.47 It is acknowledged that with any volume of pedestrian movements in an urban location, there is the
potential for rare occurrences of increases in noise as a result of anti-social behaviour. However,
these occurrences are unpredictable, cannot be avoided and this case, are likely to be transient due
to the nature of the proposed development. In this context and acknowledging the predicted increase
in pedestrian traffic on Greet Street by 15% by 2041, officers consider that the impacts arising from
pedestrian footfall are unlikely to cause a material impact on the amenity of neighbouring residents.
8.4.47.1 Summary
8.4.48 In light of the results above, the proposed development is considered to be acceptable in respect of
noise impacts, as verified by Environmental Health colleagues, subject to the following conditions:
•
•

No PA system is to be installed within the proposed entrance; and
Requiring the development to comply with the measures set out within the Acoustic
Assessment accompanying the application, to be followed by a further assessment to be
undertaken and verified 3 months following commencement of operation.

Summary (amenity for neighbouring occupiers)
8.4.49 The proposed development is considered to be acceptable in terms of impacts to the amenity for
neighbouring occupiers, in terms of daylight sunlight and overshadowing, privacy, outlook and noise,
subject to the condition requirements set out at paragraph 8.4.47 above.
8.5

Design Out Crime

8.5.1

Development in the borough is expected to utilise good design to design out opportunistic crime,
anti-social behaviour and fear of crime.

8.5.2

A response was received from the British Transport Police outlining specific queries with the design.

8.5.3

The specific points raised and officer’s response to each are detailed in the table below.
Query

Officer response

Whether the recess in between the existing
‘barrel’ of the station and the entrance is
necessary and whether the glazing could be
brought forward.

This was proposed by the architects as a
feature to visually separate the entrance from
the ‘barrel’ of the station. Measures have been
put in place to slope the pavement in front of
this recess to approximately 45 degrees, to
prevent anti-social behaviour. Officers consider
that on balance this is sufficient.

Whether the sharp southern edge of the station
creates a climbing aid – could the edges be
rounded to deter handholds?

It is considered that rounded edges at the
southern edge of the station would be
detrimental to the overall design of the station.
Anti-climb paint is proposed to the wall facing
Tait House to prevent climbing.

It would be preferable not to have bike racks
directly next to glazed areas.

The location of cycle racks has been located at
a sufficient distance to limit risks of threats to
the station against the need to provide an
uncluttered pedestrian environment.

A Threat and Vulnerability Risk Assessment
(TVRA) should be completed in conjunction with
the Department for Transport and the British
Transport Police to determine whether any
Hostile Vehicle Measures (HVM) are required

This will be provided by section 106
agreement.

and to what level. Glazing should also be
subject to a TVRA.

The ‘flexible art/planting space’ does not follow
the approach of clear lines of sight and minimal
voids (i.e. places to hide things).

8.5.4

8.6

Transport for London propose to implement
this element of the scheme in consultation with
British Transport Police and their internal
consultees.

Officers consider that as a result of the proposed design and with the appropriate details to be
secured by section 106 agreement, assessed in consultation with the Department for Transport and
British Transport Police, the proposed development is in accordance with London Plan Policies 7.3
and 7.13 and Local Plan Policy Q3.
Trees and Landscaping

8.6.1

The application proposes the removal of one tree from the application site. Officers agree with the
Arboricultural Assessment submitted with the application, that this tree is of low value.

8.6.2

The removal of the tree is considered acceptable and in accordance with Local Plan Policy Q10,
subject to the appropriate provision of street trees on Greet Street, set out to be provided as part of
the Public Realm Improvement Works. These are to be secured by section 106 agreement and to be
funded by a sum of £6,300.

8.7
8.7.1

8.8

Construction Impacts
Policy T8 states that planning applications for major developments should include a Construction
Management and Logistics Plan that is appropriate to the scale of the development, demonstrating
arrangements for construction traffic and how environmental, traffic and amenity impacts will be
minimised.
Sustainable Design and Construction

8.8.1

Local Plan Policy EN4 (a) states that all development, will be required to meet high standards of
sustainable design and construction feasible, relating to the scale, nature and form of the proposal.

8.8.2

London Plan Policy 5.2 states that development proposals should make the fullest contributions to
minimising carbon dioxide emissions in accordance with the following energy hierarchy:
1. Be lean: use less energy
2. Be clean: supply energy efficiently
3. Be green: use renewable energy

8.8.3

The application has been accompanied by an Energy Strategy report and a supplementary
Sustainability Statement.

8.8.4

Given the small scale of the development, officers agree that it is not expected that the entrance will
have any significant impact on the overall energy or environmental performance of Southwark
Station. No additional heating or cooling is being proposed.

8.8.5

However, measures are proposed to mitigate any potential negative impacts on the energy and
environmental performance of the station, as follows:
•
•
•

The proposed development will have a flat green roof planted in sedum, providing both a
Sustainable Urban Drainage benefit and biodiversity benefits;
The development will comply with relevant building regulations regarding ventilation and the
new access may improve natural ventilation to the existing concourse; and
Lighting will be provided by LED lights.

8.8.6

8.9

Officers are therefore satisfied that with a condition to ensure the proposed development meets the
measures set out in the accompanying Energy Strategy report and supplementary Sustainability
Statement, the development meets the requirements of Local Plan Policy EN4 and London Plan
Policy 5.2.
Other Environmental Matters

8.9.1

Flood Risk and Land Stability

8.9.2

The Site is located within Environment Agency Flood Zone 3, and therefore considered to have a
high risk of fluvial flooding. However, it should be noted that this risk is reduced by the flood defence
systems along the River Thames.

8.9.3

The Environment Agency provided comments and raised no objections to the proposed development
in terms of flood risk matters.

8.9.4

Sustainable Drainage (SUDs)

8.9.5

Policy EN6 of the Local Plan requires that sustainable drainage systems (SuDS) are incorporated in
development proposals to mitigate and enhance the development’s impact on flood risk, water
quality and habitat/amenity value.

8.9.6

As detailed above, the proposed development includes a green roof. This is proposed to facilitate
flood attenuation through a sustainable drainage system. This will be sought by condition, thereby
complying with Local Plan Policy EN6.

8.9.7

Biodiversity

8.9.8

Parks and Open Space officers support the proposals, as the redevelopment offers the opportunity
for ecological and landscape enhancements in an area that is deficient in accessible natural space
and quality exterior soft landscaping. The new roof is encouraged to be as biodiverse as possible,
using crushed artificial or natural substrates and various species of sedums, or a mixture of sedums
as well as native grasses or herbs with open substrates. Details as to the actual design, assembly,
installation, planting and maintenance of the new green roof are to be secured by condition, in
accordance with Local Plan Policy EN1.

8.9.9

Air Quality

8.9.10 The proposed development is not a ‘major’ application and therefore an Air Quality Assessment was
not required to accompany the application.
8.9.11 However, the following measures are sought by condition to ensure TfL follow all prescribed dust
and air quality mitigation measures during the works:
•
•

A Construction and Environmental Management Plan, to include an Air Quality and Dust
Management Plan, to be based on the Air Quality Planning Guidance Note and the Control of
Dust and Emissions during Construction and Demolition SPG; and
Non-Road Mobile Machinery (NRMM) must meet the emissions targets required to minimise
impacts on air quality.

8.10 Employment and Training
8.10.1 Whilst the proposed entrance forms part of the London Underground network, no additional jobs are
expected to arise as a result of the proposed development. An Employment and Skills Plan is
therefore not considered to be required in relation to this proposal.
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Planning Obligations and CIL

9.1.1

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).

9.1.2

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.

9.1.3

The proposed obligations to be secured through the S106 Agreement are as follows:
Item
1. Public Realm
Improvement
Works and
accompanying
Threat and
Vulnerability Risk
Assessment
(TVRA)

Details
Public realm improvement works within the vicinity of the site to
be agreed and implemented prior to the development becoming
operational. These are to be secured by section 278 agreement,
to enable the works to be undertaken by the Local Authority.
These shall include, but are not limited to:
•

•
•
•

Alterations to the road layout to include:
- The widening of the eastern footway;
- Measures to make Greet Street
accommodate one-way southbound
traffic only; and
- Widened pavement to The Cut / Greet
Street, with a bell bollard.
Provision of 5 Sheffield stands;
Provision of 3 street trees and any further soft
landscaping; and
Bins.

The works shall be subject to agreement on the basis of a Threat
and Vulnerability Risk Assessment (TVRA) to be agreed in
consultation with the Department for Transport and the British
Transport Police, which will result in (but not be limited to) the
provision of the following details, to be agreed in writing between
all parties including the Local Planning Authority:
•
•
•
•

A Vehicle Dynamics Assessment (VDA) and subsequent
details of Hostile Vehicle Mitigation, to limit and manage
access for vehicles onto the development;
External security treatment to be used when the station is
closed;
CCTV measures; and
Anti-graffiti measures.

2.

Trees

A payment of £6,300 is required to cover the provision of 3 x
additional street trees on Greet Street.

3.

Lighting Strategy

A Lighting Scheme to be agreed and implemented prior to the
development becoming operational, in accordance with the
Institute of Lighting Professional’s Guidance notes for the
reduction of obstructive light. This is to accord with the
requirements set out in Condition 11.

4.

Event of
Blackfriars Road
Entrance Closure

In the event of closure of the main station entrance an Event of
Blackfriars Road Entrance Closure report shall be submitted to
and approved in writing by the local planning authority, to provide

an updated procedure for the management and operation of the
Greet Street entrance, including the following details:
a) A Transport Assessment and Acoustic Assessment
to demonstrate updated passenger flow impacts;
b) Noise control measures;
c) Provision of step-free access;
d) Updated operational hours;
e) Disruption and event management procedures;
f) Provision of additional staff to direct customers, both
within the station and on street;
g) Announcements on trains and in key and nearby
stations; and
h) Publicity, in terms of notices online, in local media
and e-mails to regular station users.
The updated procedure for the management and operation of the
Greet Street entrance shall be implemented and maintained in
accordance with the details approved for the duration of closure
of the Blackfriars Road entrance. The management and operation
of the Greet Street entrance shall revert to as previously
approved on the reopening of the Blackfriars Road entrance.

9.1.4

5.

Step free access

Step free access shall be made available at all times at the
Blackfriars Road Entrance, other than in exceptional
circumstances.

6.

Wayfinding
measures

Notwithstanding the details submitted within the application, a
strategy of wayfinding to the station to be agreed and
implemented prior to the development being operational, to cover
the area extending to Waterloo Road to the west; The Cut to the
south; Brad Street to the north and Blackfriars Road to the east.

7.

Legal and
monitoring costs

The cost of monitoring the implementation of the section 106
agreement would be met by a contribution of £500.

If the application is approved and the development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will not arise, as it does not fall within any of the chargeable
categories of development.
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CONCLUSION

10.1 The principle of the proposed development is supported, as it provides an enhancement to the
sustainable transport choices available in the Central Activities Zone and the Waterloo Opportunity
Area. The development is therefore reflective of key development principles set out in both the London
Plan and the Local Plan, supporting growth within the borough and providing faster access for any
existing and future workers and residents in the area choosing sustainable methods of transport,
therefore further discouraging car travel in the area. This in turn will benefit local cultural activities and
local businesses.
10.2 The proposed development includes public realm improvement measures to be provided along Greet
Street. These correlate with the anticipated pedestrian footfall increase southwards towards The Cut
and accommodate this through increased pedestrian width. The improvements also include improved
landscaping, wayfinding measures and short term cycle storage through the provision of 5 Sheffield
stands. These improvements are considered to mitigate any detrimental impacts which will arise and
are proposed to be secured through a section 106 agreement.
10.3 The application follows a previously withdrawn planning application submitted in February 2009, which
officers were minded to refuse on the basis of amenity impacts on neighbouring residents, caused by
the design of the proposal. The previous proposal significantly differs from the current development
proposed, as it included an open staircase directly into the ‘barrel’ of the railway viaduct. The
application has demonstrated that the proposed development would not be unduly harmful to the
residential amenity of neighbouring occupiers, provided appropriate conditions are applied in respect
of noise and lighting.
10.4 Whilst the site is not located within a conservation area nor does it include any listed buildings, it is
adjoined to the south and east by the northern boundary of Tait House which is a locally listed
residential block. Roupell Street Conservation Area is to the north on the other side of the railway
viaduct, with a Grade II listed residential terrace within it. The proposed development is not considered
to result in any harm to any of the aforementioned heritage assets. The townscape design of the
proposed development is considered to be of merit and appropriately considers the surrounding
context.
10.5 In terms of sustainability, the station entrance structure itself is anticipated to meet policy requirements
for carbon emission reductions. It is proposed with a green roof, which will provide biodiversity
enhancements and serve as a sustainable urban drainage (SuDS) measure.
10.6 The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to appropriate
conditions and section 106 legal agreement the planning application should be approved.
11

EQUALITY DUTY AND HUMAN RIGHTS

11.1.1 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).
11.1.2 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.
11.1.3 The Human Rights Act 1998 does not impair the right of the state to make decisions and enforce
laws as deemed necessary in the public interest. The recommendation is considered appropriate in
upholding the council's adopted and emerging policies and is not outweighed by any engaged rights.
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RECOMMENDATION
1) Resolve to grant conditional planning permission subject to the completion of an agreement

under Section 106 of the Town and Country Planning Act 1990 (as amended) containing the
planning obligations listed in the 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 report, addendums and/or PAC
minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in the 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 the 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 six months of committee,
delegated authority is given to the Assistant Director of Planning, Transport and Development
to refuse planning permission for failure to enter into a section 106 agreement for the mitigating
contributions identified in the report, addendums and/or the PAC minutes.

APPENDICES

Appendix 1: Site photographs
Figure 20 - Railway arch from northern end of Greet Street, facing south

Figure 21 - Greet Street facing south towards The Cut

Figure 22 - Corner of Greet Street and Cons Street facing north

Figure 23 - Greet Street facing north towards the application site

Figure 24 - Southern end of Greet Street, viewed from the Cut

Figure 25 – Brad Street facing east

Figure 26 - Brad Street facing west from the top corner of Greet Street, with the rear of Roupell Street to the north (right
hand side of photo)

Appendix 2: Draft Decision Notice

Your Ref:
Our Ref: 18/05029/FUL

Transport for London
c/o Mr Jeremy Castle
1 New Street Square
London
EC4A 3HQ

DRAFT DECISION NOTICE
Dear Transport for London

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: 18/05029/FUL

Date of Application: 21.11.2018

Date of Decision:

Proposed Development At: Land Adjacent To Southwark Underground Station, Greet Street London SE1
For: Creation of a new entrance to Southwark Underground Station and associated works
Approved Plans
4866-AALW-PL-DR-0100 Rev B; 4866-AALW-PL-DR-0107 Rev B;4866-AALW-PL-DR-0150 Rev B; 4866-AALWPL-DR-0152 Rev A;4866-AALW-PL-DR-0155 Rev B; 4866-AALW-PL-DR-0156 Rev B;4866-AALW-PL-DR-0157
Rev B; 4866-AALW-PL-DR-0200 Rev A;4866-AALW-PL-DR-0205 Rev B; 4866-AALW-PL-DR-0210 Rev
B;EXA_1836_SK_008; Design and Access Statement (Nov 2018);Operational Management Plan
(25.01.2019);Transport Statement (Nov 2018);Daylight, Sunlight and Overshadowing Assessment
(7.11.2018);Daylight Sunlight and Overshadowing Supplementary Statement;Supplementary Sustainability
Statement (25.01.2018);Supplementary Transport Statement (January 2018);Construction Logistics Plan
(8.11.2018);Lighting Statement (8.11.2018);Arboricultural Statement; Flood Risk Assessment (8.11.2018);Acoustic
Assessment (8.11.2018); SuDS Strategy (8.11.2018);Statement of Community Involvement (20.11.2018).

Conditions
1

Time limit

Lambeth Planning
PO Box 734
Winchester
SO23 5DG

Telephone 020 7926 1180
Facsimile 020 7926 1171
www.lambeth.gov.uk
planning@lambeth.gov.uk
PEFULZ

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

In accordance with the approved plans

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

Sample panel of materials

Notwithstanding the details shown on the drawings hereby approved, no erection / construction of any building
facades on site relevant to any Phase shall take place until a schedule of materials have been submitted and
sample panels of all external materials have been erected on site for inspection by a council officer and approved
in writing by the local planning authority, unless otherwise agreed in writing by the local planning authority.
The development shall not be carried out otherwise than in accordance with the samples approved.
Reason: To ensure that the external appearance of the building is satisfactory and does not detract from the
character and visual amenity of the area (London Plan Policies 7.4 and 7.5 and 7.6 and Policies Q6, Q7 and Q8 of
the Lambeth Local Plan (2015)).
4

Construction and Environmental Management Plan

The development hereby approved shall not commence until a Construction and Environmental Management Plan
(CEMP) has been submitted to and approved in writing by the local planning authority. The CEMP shall include
details of the following relevant measures:
i. An introduction consisting of construction phase environmental management plan, definitions and abbreviations
and project description and location;
ii. A description of management responsibilities;
iii. A description of the construction programme which identifies activities likely to cause high levels of noise or
dust;
iv. Site working hours and a named person for residents to contact;
v. Detailed Site logistics arrangements;
vi. Details regarding parking, deliveries, and storage;
vii. An Air Quality Dust and Management Plan, including details regarding dust and noise mitigation measures to
be deployed including identification of sensitive receptors, together with arrangements for ongoing continuous
monitoring and provision of monitoring results to the Local Planning Authority;
viii. Details of the hours of works and other measures to mitigate the impact of construction on the amenity of the
area and safety of the highway network; and
ix. Communication procedures with the LBL and local community regarding key construction issues - newsletters,
fliers etc.
The construction shall thereafter be carried out in accordance with the details and measures approved in the
CEMP for the related phase, unless the written consent of the Local Planning Authority is received for any
variation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of adjoining
occupiers and of the area generally; to avoid unnecessary hazard and obstruction to the public highway; and to
minimise air pollution caused by construction (Policies EN4 (Sustainable Design and Construction), EN7
(Sustainable Waste Management) & T8 (Servicing) of the Lambeth Local Plan 2015; the Air Quality Planning
Guidance Note; and the Control of Dust and Emissions during Construction and Demolition SPG)
5

Construction Machinery

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 (London Plan Policy 7.14 and the
Mayor's SPG: The Control of Dust and Emissions During Construction and Demolition)
6

Hours of operation

The new entrance to Southwark Underground Station hereby approved shall not be open to members of the public
other than within the following times unless otherwise agreed in writing by the local planning authority or unless
subject to further procedures approved within the Operational Management Plan (Condition 7) or under further
procedures set out within the section 106 agreement:
Sunday to Thursday: from 05:30 to 1.00 hours, or upon the end of the regular service i.e. the final train departing
the station, whichever is sooner; and
Fridays and Saturdays: from 05:30 to 00.30 hours, or upon the end of the regular service, i.e. the final train
departing the station, whichever is the sooner.
The hours of operation above are inclusive of bank holidays.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan (2015)).
7

Operational Management Plan

The new entrance to Southwark Underground Station hereby approved shall not operate other than in accordance
with the approved Operational Management Plan (dated 25 January 2019) unless otherwise agreed in writing by
the local planning authority.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan (2015)).
8

Protection from Noise

The development hereby approved shall be undertaken in accordance with the submitted plans and specifications
as detailed in the Acoustic Assessment report, dated 08/11/2018, reference 5182184. Within 3 months of
commencement of operation a post installation report confirming compliance with the Acoustic Assessment shall
be submitted by a suitably qualified person and approved in writing by the local planning authority. The approved
details and any additional attenuation measures shall be permanently retained and maintained in working order for
the duration of the use and their operation.
The proposed entrance will not contain a public address system for regular use. Announcements will only be made
during emergencies.
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).
9

Lighting Scheme

Prior to the commencement of the use hereby permitted a lighting scheme must be submitted for the approval of
the Local Planning Authority in accordance with the Institute of Lighting Professional's Guidance notes for the
reduction of obstructive light. The scheme must be designed by a suitably qualified person in accordance with the
recommendations for environmental zone E3 in the ILP document "Guidance Notes for the Reduction of Obtrusive
Light GN01:2011. Before commencement of operation of the approved lighting scheme the applicant shall appoint
a suitably qualified member of the institute of lighting professionals (ILP) to validate that the lighting scheme as
installed conforms to the recommendations for environmental zone E3 in the ILP document "Guidance Notes for
the Reduction of Obtrusive Light GN01:2011.
This scheme shall also include details of the operational management of the lighting.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan (2015)).
10

Exterior Entrance Lighting

No exterior entrance lighting shall be installed or operated without the prior written approval of the local planning
authority.

Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan (2015)).
11

Green Roof

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 the details of
their anticipated routine maintenance and protection.
The development shall be carried out strictly in accordance with the green roof details approved, shall be
maintained as such thereafter and no alterations to the approved scheme shall be permitted without the prior
written consent of the local planning authority.
The detailed specification shall have regard to the SuDS strategy document hereby approved or any variation
approved in writing by the local planning authority.
The green roof shall only be installed and thereafter maintained in accordance with the approved plans unless
otherwise agreed in writing by the local planning authority.
Reason: To ensure the development has an acceptable level of sustainability (Policy EN4 of the Lambeth Local
Plan (2015)).
12

First planting and seeding season following occupation

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 green roof vegetation 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 development in order to
comply with Policy Q9 of the Lambeth Borough of Lambeth Local Plan 2015.
13

Tree removal

No trees other than those shown to be removed as identified in the approved Arboricultural Statement should be
felled, pruned, uprooted, damaged or otherwise disturbed without the prior written consent of the Local Planning
Authority.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which represent an
important visual amenity to the locality (Policies Q2, Q9 and Q10 of the London Borough of Lambeth Local Plan
2015)
14

Surface Water Drainage

The proposed development shall accord with the Sustainable Drainage System (SuDS) measures set out in the
SuDS Strategy document hereby approved unless otherwise agreed in writing by the local planning authority, who
will carry out further consultation with the Lead Local Flood Authority in assessing any variation.
Reason: To minimise the risk of flooding (Policy EN6 of the Lambeth Local Plan (2015)).

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

1)
This decision letter does not convey an approval or consent which may be required under any enactment,
by-law, order or regulation, other than Section 57 of the Town and Country Planning Act 1990.
2)
Your attention is drawn to the provisions of the Building Regulations, and related legislation which must be
complied with to the satisfaction of the Council's Building Control Officer.
3)
Your attention is drawn to the provisions of The Party Wall Act 1996 in relation to the rights of adjoining
owners regarding party walls etc. These rights are a matter for civil enforcement and you may wish to consult a
surveyor or architect.
4)
Your attention is drawn to the need to comply with the requirements of the Control of Pollution Act 1974
concerning construction site noise and in this respect you are advised to contact the Council's Environmental
Health Division.
5)
You are advised of the necessity to consult the 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.
6)
In relation to condition 4 part (vii) requiring air quality dust management plan, you are advised that all
mitigation measures listed in the Control of Dust and Emissions during Construction and Demolition Guidance note
2014, should be included in the AQDMP as a minimum. You are also advised that an automatic continuous PM10
monitoring should be carried out on site. Baseline monitoring should commence at least three months before the
commencement of the demolition phase and continue throughout all construction phases. Monitors should be used
at locations in use by sensitive receptors and construction traffic for the duration of the development. Details of the
equipment to be used and its exact positioning should be submitted to the Council as part of the air quality dust
management plan and approved prior to use. Data should be available for download by the local authority on
request. An annual summary report of continuous monitoring data should be provided to the council for the
duration of the development.
7)
In relation to condition 5, for information about the non-road mobile machinery (NRMM) Low Emission
Zone requirements please visit 'http://nrmm.london/nrmm'
8)
In relation to condition 6, the details of the internal flexible art / planting space shall minimise voids and
ensure good sight lines.
9)
This decision letter does not convey approval of advertisement consent under the The Town and Country
Planning (Control of Advertisements) (England) Regulations 2007 (as amended)

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 3: List of consultees (Statutory and Other Consultees)
Lambeth Parks & Open Spaces
Lambeth Regeneration
Network Rail
London Borough of Southwark
South Bank Employers Group
South Bank and Waterloo Neighbours
Lambeth Conservation and Urban Design
Lambeth Arboricultural Officer
Lambeth Transport
Lambeth Building Control
Design Out Crime
EHST Noise Pollution
Bioregional (Sustainability advisors)
Veolia Waste
Environment Agency
TfL Road Network
London Underground
Lambeth Sustainability
Lambeth Flooding

Appendix 4: 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 2.10 Central activities zone – strategic priorities
Policy 2.13 Opportunity areas and intensification areas
Policy 3.2 Improving health and addressing health inequalities
Policy 5.1 Climate Change Mitigation
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.3 Sustainable Design and Construction
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 6.1 Strategic Approach
Policy 6.2 Providing public transport capacity and safeguarding land for transport
Policy 6.3 Assessing effect of development on transport capacity
Policy 6.4 Enhancing London’s transport connectivity
Policy 6.5 Funding Crossrail and other strategically important transport infrastructure
Policy 6.9 Cycling
Policy 6.10 Walking
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 7.13 Safety, security and resilience to emergency
Policy 7.14 Improving air quality
Policy 7.15 Reducing and managing noise, improving and enhancing the acoustic environment and
promoting appropriate soundscapes
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 ED14 Employment and training
Policy D4 Planning obligations
Policy T1 Sustainable travel
Policy T2 Walking
Policy T3 Cycling
Policy T4 Public transport infrastructure
Policy T6 Assessing impacts of development on transport capacity
Policy T7 Parking
Policy T8 Servicing

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 Q11 Building alterations and extensions
Policy Q12 Refuse/recycling storage
Policy Q13 Cycle storage
Policy Q15 Boundary treatments
Policy Q20 Statutory listed buildings
Policy Q22 Conservation areas
Policy Q23 Undesignated heritage assets: local heritage list

Supplementary Planning Documents (SPD), Supplementary Planning Guidance (SPG) and other guidance:
Draft revised S106 planning obligations SPD (2013)
Lambeth Refuse and Recycling Storage Design Guide
Lambeth Waste and Recycling Storage and Collection Requirements – Technical Specification for Architects
and Developers
The control of dust and emissions during construction and demolition SPG (2014)
Sustainable Design and Construction SPG (2014)

Appendix 5: Other relevant Plans and Photos
Figure 27 - Proposed plan in context

Figure 28 - Proposed west elevation

Figure 29 - Proposed south elevation

Figure 30 - Proposed east elevation

Figure 31 - Proposed section B-B

Figure 32 - Proposed section C-C

Figure 33 - Indicative Streetscape Improvements - General Arrangement Plan

Figure 34 - CGI of station frontage

Figure 35 - High level visualisation showing green roof

Figure 36 - Proposed entrance interior

