ADDRESS:

17 Bellefields Road, London, SW9 9UH

Application Number: 18/04311/FUL

Case Officer: Rositsa Malinova

Ward: Ferndale

Date Received: 8 October 2018

Proposal: Redevelopment of the site, involving the demolition of the existing building and erection
of a five storey building plus basement to provide a flexible use (Class A3 and/or A4) at part basement
and part ground floors and office floorspace (Class B1) at part basement, part ground and first to
fourth floor levels, together with the provision of cycle store and the installation of a green roof and
plant on roof.
Applicant: Squire and Partners

Agent: Jon Dingle Limited

Reference to approved plans and documents is included within Appendix 1
RECOMMENDATION
1. Resolve to grant conditional planning permission subject to the completion of an
agreement under Section 106 of the Town and Country Planning Act 1990 (as
amended) containing the planning obligations listed in this report.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:
a. Finalise the recommended conditions as set out in this report, addendums
and/or PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report,
addendums and/or PAC minutes pursuant to Section 106 of the Town and
Country Planning Act 1990 (as amended).
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Assistant Director of Planning,
Transport and Development, having regard to the heads of terms set out in this report,
addendums and/or PAC minutes, to negotiate and complete a document containing
obligations pursuant to Section 106 of the Town and Country Planning Act 1990 (as
amended) in order to meet the requirement of the Planning Inspector.
4. In the event that the Section 106 Agreement is not completed within six months of
committee, delegated authority is given to the Assistant Director of Planning,
Transport and Development to refuse planning permission for failure to enter into a
section 106 agreement for the mitigating contributions identified in this report,
addendums and/or the PAC minutes.

SITE DESIGNATIONS
Relevant site designations:
Article 4 Direction

Brixton Town Centre

Conservation Area

CA26 : Brixton Conservation Area

CAA Helipad Safeguarding Zone
Adjacent Locally Listed Building

Post Office And Toplin House, 244-250 Ferndale Road

Adjacent Locally Listed Building

Former Brixton Fire Station, 240 Ferndale Road

Smoke Control Area
Street Under Conversion Stress

Ferndale Road

Major Centre Primary Shopping Area

Brixton Major Centre Primary Shopping Area

Air Quality focus area

Brixton from Stockwell Park Road to Effra Road/Brixton Hill

LAND USE DETAILS
Site area (ha):

0.061 ha (610 m2)

NON-RESIDENTIAL DETAILS

Floorspace (m2)

Use Class

Use Description

Existing

Use class B1(a)

Office

476 m2

Proposed

Use class B1(a)

Office

1,885 m2

Use class A3/A4

Restaurant/drinking
establishment (bar)

453 m2

(Gross Internal Area)

EXECUTIVE SUMMARY
The application site is located on the edge of the Brixton Town Centre on the southern corner of Stockwell
Avenue and Bellefields Road. The site is within the Brixton Conservation Area, and comprises a two-storey
office building with adjoining service lanes and yards.
The surrounding area is mixed in character and use. To the south and the southeast is the “Department Store”
building, which is currently occupied by the applicant Squire and Partners. On the opposite side of Stockwell
Avenue is Blue Star House, and nearby on Bellefields Road are a number of residential terraces ranging from
three to four-storeys in height.
The application proposes to demolish the existing building and replace it with a part three, part four and part
five storey building. The building would comprise 1885sqm of offices (use class B1a), and a 453sqm “flexible”
restaurant or bar unit (use class A3/A4) in part of the basement and ground floor levels.
The current building is of no special architectural or historic interest and officers do not object to its demolition.
Its demolition was approved by the Planning Applications Committee (PAC) in 2015 (LBL ref 15/03127/FUL)
and by the Planning Inspectorate at appeal in 2013 (LBL ref 13/02613/FUL).
The proposed building would have a high quality design and the council’s Conservation officer has advised
that it would make a positive contribution to the character and appearance of the Brixton Conservation Area.
It is officer’s opinion that there would be no harm to any heritage assets, and that it is not necessary to consider
whether any harm would be outweighed by public benefits. Nonetheless, a list of the public benefits that arise
from the development are set out in the report to assist the decision-maker.
The proposed uses are consistent with land use policies in the Development Plan and are appropriate within
Brixton Town Centre. The additional office space (1,409sqm) is welcomed because it will add to the
employment mix of the area creating up to 101 FTE office jobs.
Officers have been mindful of potential amenity impacts to surrounding residential properties. The proposed
building would be large, but it is kept to three storeys in height adjacent to the residential properties and then
steps up in height up to five storeys as the mass distances from residential homes and gardens. The proposed
development would result in some loss of daylight and sunlight to nearby residential properties; however, it is
considered that the proposed scheme does not result in any impacts that are unreasonable in the surrounding
context of a dense urban environment.
Officers have also been mindful of the potential impact that a restaurant/bar could have on the neighbouring
residential properties. To adequately mitigate any impacts from the proposed restaurant/bar the entrance
would be located on Stockwell Avenue away from the residential properties, and the proposal would include
acoustic screening and a small lobby at the entrance to minimise noise disturbance. Subject to a number of
conditions recommended by the council’s Environment Health consultant about operating hours, patron
management, waste management, noise insulation and amplified music control, it is officer opinion that the
proposed restaurant/bar unit would be an acceptable use that would not add to problems often associated with
the evening economy.
Officers consider that the proposal would be in general compliance with the Development Plan for the Borough.
There are no material considerations of sufficient weight to dictate that the application should be refused.
Officers are therefore recommending approval of the application, in accordance with the presumption in favour
of sustainable development conferred upon Local Planning Authorities by the National Planning Policy
Framework. The permission would subject to planning conditions and a Section 106 agreement.

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

1

THE APPLICATION SITE

1.1

The application site is located on the southern corner of Bellefields Road and Stockwell Avenue. It
consists of a 476sqm two-storey office building, which is in office use (use class B1) and it is used as
an ancillary storage space for the department store (use class B1).

1.2

The site is located within the Brixton Conservation Area (except for a narrow service lane) and the
existing building is a negative contributor to the conservation area. It is also within the Brixton Town
Centre and the primary shopping area (again except for the narrow service lane).

1.3

The demolition of the existing building and erection of a new residential building was granted planning
permission in 2013 and 2015 as part of a former proposal (LBL ref 13/02613/FUL and 15/03127/FUL)
to redevelop the site (this is discussed further in section 5 of the report).

2

THE SURROUNDING AREA

2.1

Brixton is described in the Lambeth Local Plan 2015 as “A distinctive major town centre, Brixton has
developed an international reputation based on its markets, cultural and creative energy and diversity.
It has a rich architectural heritage with many landmark buildings in a significant conservation area and
a lively evening economy. Brixton is a major administrative and employment centre with jobs across a
range of sectors and levels and is a busy transport interchange with regular and quick access to the
centre of London.”

2.2

The area immediately surrounding the application site is mixed in character and use. To the south and
the southeast is the “Department Store” building, which is currently occupied by the applicant Squire
and Partners. On the opposite side of Stockwell Avenue is Blue Star House (an eleven storey office
building), and nearby on Bellefields Road are a number of residential terraces ranging from three to
four-storeys in height.

2.3

The section of Stockwell Avenue between Bellefields Road and Brixton Road consists of various
commercial uses including, shops, a fitness studio, and a night club. On the corner of Ferndale Road
and Stockwell Avenue is “Canova Hall”, which is a restaurant/bar.

2.4

The application site is very well connected and it has an “excellent” public transport accessibility level
(PTAL score of 6). It is approximately 80m from the Brixton Underground Station and is in close
proximity to a number of bus stops and routes along Brixton Road.

3

SITE PHOTOGRAPH

3.1

The photograph below (Figure 1) shows the existing building on the application site from the opposite
corner of Bellefields Road and Stockwell Avenue. Additional site photographs are provided in Appendix
4 at the end of this report.

Figure 1 - Photograph of the application site.

4

PROPOSAL

4.1

The application seeks full planning permission for the demolition of the existing two storey office
building (476m2) and erection of a part three, part four and part five storey commercial building plus
basement level with a maximum building height of 19m (this excludes the height of the plant screening,
which is 1.3m in height).

4.2

The building would comprise 1885 sq.m of offices (use class B1a), and a 453 sq.m “flexible” restaurant
or bar unit (use class A3/A4) in part of the basement and ground floor levels.

Figure 2 - Computer generated image (CGI) of the proposed building

4.3

Other features of the proposal include the following:


External materials to include red brick referencing the adjoining department store building, with
dark framed windows and white columns and lintel detailing, which references the detail of the
Department Store building.



A courtyard at the rear of the building for use by workers from both the office and A3/A4 uses.



Two terraces, one a third floor and another at fourth floor, for use by office workers only.



A green roof.



Separate refuse and recycling storage for the A3/A4 and B1 uses at ground floor level.



Cycle parking for the officer use and the restaurant/bar use at basement level, accessed via a lift.



An existing electrical substation would be retained and it would be internal to the building at ground
level with access from Bellefields Road.

4.4

The main entrance to the office would be from Bellefields Road with a secondary entrance from
Stockwell Avenue via the proposed courtyard.

4.5

The entrance to the proposed restaurant/bar unit would be from Stockwell Avenue only, to ensure
patrons are encouraged to access the site away from nearby residential areas.

5

RELEVANT PLANNING HISTORY

5.1

13/02613/FUL and 13/00097/CON - Allowed on appeal (Appeal Ref. APP/N5660/A/13/2195358)
The description of the development is as follows, the text in bold is relevant for the current planning
application:


External alterations to the ground floor of Toplin House, former Brixton Fire Station and
extension (Ferndale Road elevations);



The refurbishment of the former Brixton Fire Station extension to create 3 new commercial units
for flexible use within Classes A1 (Shops), A2 (Financial and Professional Services), A3
(Restaurants and Cafe's) and/or B1 (Business);



Construction of a glazed roof extension (fourth floor) to 244-246 Ferndale Road (Toplin House);



the demolition of the rear office extension (on the corner of Stockwell Avenue and
Bellefields Road); and



The construction of a residential flat building comprising 6 x 2 bed and 3 x 3 bed selfcontained units.

The key comments made by the Planning Inspector are as follows:
1) The site is representative of an important opportunity for regeneration in the Brixton Town
Centre. Policies at the local and national level support refurbishment and partial redevelopment
of this site and there is no policy objection to allowing residential use on-site.
2) It would not be viable to provide affordable housing on-site as the scheme relies on
private residential units to fund the refurbishment of the commercial element of the
scheme. The new residential block would be a worthy replacement for the dilapidated
office block.
3) With regard to loss of office space, it was considered that the scheme would bring back into use
existing office floor space, which has not been used for some time. It was also noted that the
site currently does not provide jobs or contribute to the local economy. Overall the view was
taken that the development would be of benefit to the local town centre.

4) The fourth floor extension to Toplin House was considered acceptable due to materials, bulk,
scale and positioning of the extension.

Figure 3 - Approved Stockwell Avenue Elevation in 2013

Figure 4 - Approved Bellefields Road Elevation in 2013
5.2

15/03127/FUL - Application Permitted - Decision date: 10.11.2015
The Planning Applications Committee resolved to approve the application on 13 th October 2015. The
description of the development is as follows:


Demolition of the rear office extension fronting Bellefields Road and demolition of the
Stables building adjacent to the Former Brixton Fire Station on Ferndale Road;



construction of a four storey residential block of 11 units (use class C3) on land
adjacent to Bellefields Road;



relocation of Post Office (Class A1) from Toplin House to a purpose-built building adjacent to
the Former Brixton Fire Station on Ferndale Road;



use of part basement and part ground floors of Toplin House for composite cafe (A3) and bar
(A4) use; use of part ground floor of Toplin House for flexible retail (A1) and / or office (B1)
use;



extension of Toplin House at part third, part fourth floor levels;



external alterations to Toplin House and the Former Brixton Fire Station;



provision of terraces at first, third and fourth floors in association with the office (B1) use of
Toplin House;



provision of associated plant, cycle parking and servicing areas;



re-provision of electricity sub-station on Ferndale Road

Figure 5 - Approved Stockwell Road Elevation in 2015

Figure 6 - Approved Bellefields Elevation in 2015

6

CONSULTATIONS

6.1

This section summarises the planning application consultation responses.

6.2

Statutory External Consultees

6.2.1

Arboricultural Office – raised no objections, subject to conditions to ensure that the existing trees on
site and immediately adjacent to the site are protected; and details of the proposed green roof and the
soft and hard landscaping are provided. These are secured via conditions 8, 9,10,11,13, and 14.

6.2.2

Building Control - The Building Control Officers reviewed the submitted details and advised that
further information would be required in relation to the basement excavation, which is secured by
condition 25. The Building Control Officer noted that there is a record of an unexploded ordinance
(UXO) and recommended that a preliminary risk assessment is undertaken. This is secured under
condition 26.

6.2.3

Highway Team Lambeth - The council’s Highways Officers reviewed the submitted construction and
logistics plan and raised no objections, subject to conditions to secure a demolition and construction
management plan (condition 29) and a delivery and servicing management plan (condition 19).

6.2.4

Flooding - SUDS - The council’s Flood Risk Officer advised that the site is at very low risk of flooding
from surface water based on Environment Agency mapping (i.e. has a less than 0.1% chance of
flooding in any one year), on this basis they had no concerns with the principle of the proposal. The

Flood Risk Officer recommended condition 12 (as listed in appendix 1) requiring details of the
proposed green roof.
6.2.5

Conservation & Urban Design - The council’s Design and Conservation Officer advised that the
proposed building would enhance the character or appearance of the Brixton Conservation Area and
thus complies with policy Q22 of the Lambeth Local Plan 2015. The Conservation and Design Officer
offered no objections, subject to condition 3 requiring detailed drawings and samples of the proposed
materials.

6.2.6

Planning Policy – The council’s Policy Officer advised that the proposed increase of office space is
supported given that the site is located within Brixton Town Centre. The proposed restaurant/bar unit
(A3/A4) would be acceptable in principle, subject to confirmation that the proportion of retail units in
the primary shopping area did not fall below 60% and that the proportion of food and drink uses
(A3/A4/A5) did not exceed 25%.

6.2.7

Bioregional - The sustainability consultant raised no objections to the proposal and recommended a
number of conditions (15, 16 and 13), to ensure that sustainability is integral to the design of the
development.

6.2.8

Veolia Waste Lambeth Planning - Veolia advised that the proposed waste management and delivery
and service plans are supported as stated in Design & Access statement.

6.2.9

Regeneration Team Bishop Ward - comments to follow by way of an addendum.

6.2.10

Transport Lambeth - The Transport Officer raised no objections, subject to the following:


An agreement that the proposal is Car Parking Permit Free (secured by s106 agreement)



A payment of £10,000 payment (secured by s106 agreement) for the provision of an on-street
Disabled (Blue Badge Holder Only) Parking Bay.



Final method of construction statement, secured by Condition 29 and approved by Lambeth
Highways



Details relating to refuse/recycling storage and management to be submitted for approval and
secured by Condition 17

The Transport Officer’s comments are discussed in section 8.6 of this report.
6.2.11

Thames Water - Thames Water raised no objections to the proposal and recommended informatives
to be included on any permission, which provide information to the applicant about water network and
water treatment infrastructure capacity.

6.2.12

Environment Agency - Provided no comments for this application, as it is outside of their remit.

6.2.13

Transport for London (TfL) – Advised that the site is away from the Transport for London Road
Network (TLRN) and is unlikely to severely adversely affect other TfL assets and services. As such,
TfL has no further comments.

6.2.14

Design Out Crime Officer - The Design out Crime Officer raised no objections to the application
subject to the standard Secured by Design pre-commencement and pre-occupation conditions
(condition 6 and condition 7) being imposed to ensure the proposal achieves Secured by Design
certification.

6.2.15

Sustainability Team On Air Quality - The council's Sustainability Officer raised no objections to the
proposed development subject to conditions that would ensure air quality is not adversely affected by
the development. This includes a comprehensive air quality and dust management plan (which is
secured as part of condition Error! Reference source not found. and all non-road mobile machinery
(NRMM) to be registered (condition 28).

6.2.16

Employment And Skills - The council’s Employment and Skills team advised that the submitted
Employment and Skills Plan is not acceptable. However, the team advised that employment and skills
plans (one for the construction phase, one for the end use / occupation phase) should be secured.
However, if officers consider that such plans are not feasible, a payment in lieu would be acceptable.
A financial contribution of £41,363 is also payable, to be secured by a s106 legal agreement. This is
further discussed in sections 8.9 and 8.10 of this report.

6.2.17

Environmental Health - The council’s Environmental Health consultant raised no objections to the
proposal subject to a number of conditions to ensure the proposal development did not have any
unacceptable impacts on the amenity of adjoining uses. The conditions are listed below together with
their number as listed in appendix A (Draft decision notices) at the end of this report.

6.3
6.3.1



Refuse and recycling storage and management – condition 17



Delivery and servicing management plan – condition 19



Kitchen flue and extraction details – condition 20



Plant layout and ventilation standards – condition 21



Plant acoustic assessment – condition 22



Noise assessment and Insulation – condition 23



Noise control and management – condition 24



Customer management plan – condition 25



Hours of operation – condition 26



Method of construction statement – condition 29



The requirements of the construction and environmental management plan is incorporated in
condition 29.



Basement method statement and flood risk assessment – condition 30

Adjoining owners/occupiers
Three site notice copies were displayed surrounding the site on 7 December 2018 and the application
was advertised in the local paper on 7 December 2018. The formal consultation period ended on 30
December 2018.

6.3.2

Four (4) representations were received objecting to the proposal. A summary of the grounds of
objection with an officer responses is provided below:
Ground of objection

Officer response

Design of service are doors

The Council’s Conservation and Design Officer

The treatment of the refuse store and
electricity sub-station appears to be metal

advised that the proposal is acceptable and
requested that the external details and samples

double doors (as shown bottom right of
document 18_04311_FUL-PART_2-2155309,

are secured via a condition. Officers therefore
recommended condition 3 listed in appendix 1

page 18 as numbered). This is likely to appear

of this report. This would ensure that materials

“ugly”.

preserve or enhance the appearance of the

Conservation Area and therefore the street
scene.
Character of the area (residential)

There are residential terraces on Bellefields

The site benefits from planning permission for
a residential building (ref. 15/03127/FUL),

Road and Stockwell Avenue. However, officers
consider that the application site is appropriate

which is supported by the Lambeth Local Plan,
which states “town centre regeneration to

for the proposed uses for the following reasons:


include housing in appropriate locations”. The

The application site is currently used for
offices. The commercial use of the site is

current submission does not demonstrate why

already established.

the revised proposal is worthy of planning



The application site is within the Brixton
Town Centre boundary, where commercial
uses are expected and also encouraged.



The section of Stockwell Avenue between
Bellefields Road and Brixton Road is

approval.
Bellefields Road and Stockwell Avenue are
residential streets with no existing commercial
premises on them. The proposal development
would result in significant encroachment of
commercial premises into this residential area.

already
predominantly
commercial
consisting of retail, office, and restaurant
and drinking establishment uses.


The proposed A3/A4 use is only accessible
from Stockwell Avenue and not from
Bellefields Road (where the residential
buildings are) to ensure incidences of
patrons impacting on residential amenity

are avoided.
Therefore, officers consider that the proposed
uses are appropriate for this location and are
compliant with Policies ED2, ED6 and PN3.
This is further discussed in section 8.1 of this
report.
Amenity

Officers have sought a number of design

The expansion of the "night time economy"

outcomes,

into Bellefields Road is likely to cause some
concern in this predominantly residential

amenity conditions to ensure the potential
impact from the proposed restaurant/bar unit

street.

can be successfully mitigated. This is further
discussed in section 8.3 of this report.

Noise and disturbance

Officers agree that food and drink premises can

The submitted planning documents do not
address adequately the impact of the

have unacceptable impacts on residential
amenity if not appropriately mitigated. For this

proposed flexible use (bar/restaurant),
including additional noise generated by people

reason specialist advice has been sought from
the Council’s Environmental Health consultee.

and

patron

management

and

coming and going to the premises; people
standing outside, the additional traffic
associated with rubbish collection, etc.

The consultee reviewed the submitted noise
impact assessment and recommended several

The Design and Access Statement shows

planning conditions to protect amenity
(conditions 20, 21, 22, 23, and 24 listed in

outdoor seating area, which could be very
noisy (especially in the evenings).

Appendix A). These conditions are about the
proposed kitchen and flue extractions, the plant
layout and ventilation standards, a plant

The planning documents assume that
additional footfall will be only in the direction of

acoustic assessment, control of noise from
music (and other amplified noise), and the

Brixton tube station. Since Canova Hall has
opened, residents have noted a considerable

installation of sound proofing including a “lobby”
entrance.

increase in footfall (including associated
antisocial behaviour and noise after 11pm) as
well as taxi traffic, which often uses the

The consultee also recommended a customer
management plan and a restriction on opening

pedestrianized block of Stockwell Ave as an
access route.

hours to ensure no late night impact on
residents from patrons leaving the premises
(conditions 25 and 26). The latest the premises
would be open is 11pm.
Officers consider that the proposed conditions
and the layout, the location of the entrance,
(with lobby), the sound acoustic screen and
customer management plan would mitigate the
potential increase of noise and disturbance from
the proposed restaurant/bar. This is further
discussed in section 8.3 of this report.

Servicing

The majority of deliveries are expected to be

Concerns were raised in relation to the
proposed servicing of the restaurant/drinking

undertaken by light goods vehicles that would
make use of the existing loading opportunities

establishment unit. The plan for access to and

within the surrounding road network.

servicing of the development once complete
hasn't made sufficient allowances for the

The Council’s Highways Officer advised that

number of cycles and vehicles already using
this congested area one way system. The

this approach is appropriate. It would also be
acceptable to load/unload on the existing

turnings from Pulross Rd into Bellefields Rd
and from Stockwell Rd into Stockwell Ave are

double yellow lines at any time and this would
not have an unacceptable impact on the safe

both very acute angles making it particularly

operation of the local highway network.

difficult for HGVs to access. This one way
system has specific cycle routes running

Officers have also recommended condition 19,

through it, further examination and better
solutions need to be found.

which requires a detailed delivery and servicing
management plan to be submitted and agreed
with the council prior to the occupation of the
building.

Construction Logistics Plan
The Construction Logistics Plan suggest

The applicant advised that the extent of the
hoarding line on Stockwell Avenue has been

annexing two metres of the pavement/
roadway along Stockwell Road, this will create

reviewed and can be set back from the originally
proposed position. The revised hoarding would

significant difficulty for all but the smallest

be 1.2m from the edge of the existing building.

vehicles accessing Blue Star House's car
park, at least 14 cars and vans come and go

This will maintain at least 5.5m width along
Stockwell Avenue at its narrowest point

everyday; where our rubbish collections are
made 3 times per week; where occasionally

(immediately north of the access to the Blue
Star car park) and limit the hoarding to extend

Nandos accept their deliveries. It will also push
vehicles delivering to the other businesses

no further than the existing kerbstones which
are flush with the carriageway. The Highways

accessed via Stockwell Ave, much closer to
the gate of our car park where a large number

officer reviewed the neighbour’s concerns and
the revised construction logistics plan and

of the 400 plus staff working in Blue Star

agreed that there is sufficient space to

House step into this road as they exit from our
building. This will significantly increase the

accommodate delivery vehicles and space for
pedestrians/cyclists whilst also maintaining

jeopardy and risk to our building users being
struck by vehicles which inevitably have to

access to the Blue Star car park.

reverse either in or out of the cul-de-sac.
The objectors requested this could be re-

Officers have also recommended condition 29,
requiring the submission and agreement of a

examined, to lose over a quarter of the width

final construction management plan to be

of the roadway for the 14 months of the
proposed construction time will create

submitted prior to commencement of the works,
which would ensure that the construction of the

unacceptable difficulties.

proposed development does not cause
unacceptable impact on the neighbouring
properties.

7

POLICIES

7.1

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).

7.2

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.

7.3

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. Consultation for the Draft Revised Local Plan commenced on 22nd October
2017. At this time the amendments to the Local Plan carries very limited.

7.4

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.

7.5

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

Land Use
Office use

8.1.1

The proposed development would result in an increase of office space on site from 476 sq.m to 1,885
sq.m. Given that the property is located within Brixton Town Centre the increase of office space is in
full compliance with Policy ED3 of the Lambeth Local Plan 2015, which states that proposals for offices
greater than 1,000 sq.m will be supported in the Central Activities Zone, Vauxhall and Waterloo
London Plan Opportunity Areas and Brixton and Streatham major town centres. This view is supported
by the Council’s Planning Policy Officer who advised the proposed increase of office space is
supported.

8.1.2

Officers note that the site benefits from planning permission (ref. 15/03127/FUL) for a residential
building; however, the site visit on the 10th January 2018 showed that this permission has not been
implemented and that the existing building on site is an office building. The proposal would not result
in loss of any existing residential properties.
Flexible use: restaurant/bar (use class A3/A4)

8.1.3

Policy ED6 (a) of the Lambeth Local Plan 2015 states that the council will support the vitality and
viability of Lambeth’s hierarchy of major, district and local centres, and Central Activities Zone
frontage, by:(i) supporting retail, service, leisure, recreation and other appropriate uses in these areas;
and (ii) maintaining the predominant retail function of primary shopping areas in major and district
centres.

8.1.4

Policy ED7 states that the council wishes to support the evening economy in its town centres whilst
making sure that any adverse impact on local amenity is minimised.

8.1.5

Policy PN3 requires that in the primary shopping area that the proportion of retail (A1) units does not
fall below 60 per cent and that the proportion of food and drink uses (A3/A4/A5) does not exceed 25
per cent, taking account of unimplemented planning permissions for change of use. In addition, no
more than 2 in 5 consecutive ground floor units in the primary shopping area should be in food and
drink use (A3/4/5) at one time.

8.1.6

The proposed restaurant/bar unit (use class A3/A4) would be located in the Brixton primary shopping
area. The Policy Officer advised that the council’s data from 1st June 2018 shows that this area has
67% of its units in retail use (use class A1) and this application would not result in the percentage
falling below 60%. Similarly, 15.2% of the units are currently in A3/A4/A5 uses and the application
would not breach the 25% limit of units being in A3/A4/A5 uses in the primary shopping area. Officers
checked all planning applications for uses A3/A4/A5 determined since 1st June 2018, and there are
no permissions allowing new food and drink uses at ground floor level in the Brixton primary shopping
area.

8.1.7

The consecutive uses to the application site are office (use class B1, the Department Store) on
Stockwell avenue, Canova Hall (use A3/A4) on the corner of Stockwell Avenue and Ferndale Road,
and then again the Department Store office, the post office (use A1), and a permitted flexible use
A1/B1 adjoining the post office and occupied by Kaboola Kitchen. There is only one A3/A4 unit, which
is not adjoining the proposed food and drink unit, therefore the application would not result in more
than 2 in 5 consecutive ground floor units in food and drink use (A3/A4/A5).

8.1.8

In conclusion, the proposed flexible use A3/A4 unit would be acceptable in principle, because (i) it
would be located within a town centre, (ii) it would not result in the proportion of retail uses falling under
60%; (iii) it would not result in a proportion of food and drink uses of more than 25% and (iv) it would
not result in more than 2 in 5 consecutive ground floor food and drink units in the Brixton primary
shopping area.

8.1.9

The food and drink unit is compliant with policy PN3 and it is acceptable in principle, subject to
compliance with other development plan policies safeguarding amenity impact and other disturbances,
which are assessed in sections 8.3 – 8.6 below.

8.2
8.2.1

Design and Conservation
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.

8.2.2

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

8.2.3

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

8.2.4

However, where the decision-maker concludes that there would be some harm to the heritage asset,
in deciding whether that harm would be outweighed by the advantages of the proposed development
(in the course of undertaking the analysis required by s.38(6) PCPA 2004) the decision-maker is not
free to give the harm such weight as the decision-maker thinks appropriate. Rather, Barnwell Manor
establishes that a finding of harm to a heritage asset is a consideration to which the decision-maker
must give considerable importance and weight in carrying out the balancing exercise.

8.2.5

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.

8.2.6

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

8.2.7

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. Historic England does not suggest
that the cumulative effect of the individual instances of harm identified amounts to substantial harm
and officers do not consider that the total harm (i.e. the cumulative effect of the several instances of
harm identified) amounts to substantial harm. Looking at the position as a whole, it is plain that there
are a number of adverse impacts on heritage features which individually and cumulatively result in
less than substantial harm. However, less than substantial harm does not mean insignificant harm.

Considerable importance and weight must be attached to each of the harms identified and to their
cumulative effect.
8.2.8

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.
Scale, massing, layout and appearance

8.2.9

Policy Q7 of the Lambeth Local Plan 2015 states that new development (new buildings and conversion
schemes) will generally be supported if: (i) it is of a quality design which is visually interesting, well
detailed, well-proportioned with adequate detailing/architectural interest (which can include accent
colour, decoration and ornamentation); and (ii) it has a bulk, scale/mass, siting, building line and
orientation which adequately preserves or enhances the prevailing local character. There are also
policy requirements relating to materials, windows, doors and entrances, plant and service equipment,
roofscapes and rooftops, and vehicular access.

8.2.10

Policy Q22 seeks development proposals affecting conservation areas to preserve or enhance the
appearance or character of the Conservation area; and Policy Q23 (among other things) seeks to
protect the setting of locally buildings.

8.2.11 The Conservation and Design Officer advised that the proposed building would respect the established
building lines and that the proposed internal layout would be practical and functional. The building
would be three storeys in height adjoining the residential terrace at Bellefields Road and it would step
up in height to four storeys to the corner and five storeys adjoining the Department Store building to
the south. The stepping up in height to the corner is acceptable given the location, the Conservation
Officer advised that it is a common characteristic of this conservation area that buildings on corners
are taller or grander. In general urban design practice, corners of roads are generally considered to
be able to ‘take’ additional height because of the spaciousness of junctions and the transitional roles
that corner buildings play as one moves from street to street.
8.2.12

The proposed building would be slightly lower than the Department Store, which would retain its
dominant presence. The Conservation Officer advised that the proposed height is acceptable and
would maximise the potential of the site, when considered in relation to the setting of the locally listed
Department Store building. The east elevation will provide a strong sense of enclosure to the street,
which would reinforce the existing urban character. Officers consider that the proposed bulk,
scale/mass, siting and building line would be appropriate for this site within the Brixton Town Centre.

8.2.13

The Conservation and Design Officer advised that the facades are carefully considered to marry well
with the Department Store building in terms of their materials (red bricks) and character (utilitarian /
commercial). The use of contemporary brickwork detailing will bring richness and depth. This is
welcomed and further details would be requested via a planning condition to secure a sample of the
external brickwork to be provided on site and that drawings at 1:10 scale (including sections) are
provided for all external construction details prior to commencement of any above ground works. This
is secured via condition 3 listed in Appendix 1 at the end of this report.

8.2.14

Officers note that the proposal includes a plant area at roof level, which would be appropriately screen
as required by policy Q7 and further details would be secured via condition 21.

8.2.15

The Conservation Officer’s comments are supported. The proposed building would be of high quality
design, and the proposed detailing of the brickwork would provide visually interesting elevations. Its
bulk, siting, orientation and building lines would preserve the prevailing local character. Officers
appreciate there is an increase in height when compared to the residential terrace along Bellefields
Road; however, this is appropriate given that the site is on a corner plot and it is adjacent to the
Department Store buildings. It is also located within Brixton Town Centre where similar heights are
characteristic for the area.
Impact on heritage assets: Conservation Areas

8.2.16 The Conservation and Design Officer advised that the proposal would enhance both the character and
appearance of the Brixton Conservation Area and thus complies with policy Q22 of the Local Plan
2015. The Brixton Conservation Area Statement 2012 points out “the great and varied mix of cultures
and communities who live in and use Brixton, as one of its greatest defining features and has a direct
relationship with the physical character of the area”. The proposed restaurant/bar use would contribute
to the vibrant leisure provision in Brixton and therefore the character of the Conservation Area. The
appearance of the proposed building would complement the surrounding buildings, with the use of red
brick referencing the Department Store building immediately adjoining the application site to the south
and also the properties in the wider area dating from 1880s – 1910s. Further to this, the proposed
shopfront (the restaurant frontage) would be tall and have a street presence similar to the shop
frontages in the Brixton Conservation Area. Officers consider that no harm would be caused to the
Conservation Area.
Impact on heritage assets: Locally Listed Buildings
8.2.17

The Conservation Officer advised that the proposed building would cause no harm to the neighbouring
locally listed buildings: the Former Brixton Fire Station and Post Office and Toplin House. The
proposed building would respect the appearance of the locally listed buildings, it would be lower in
height and it would reference some of their detailing such as the white lintel above the windows and
the use of red brick. Officers consider that the proposal would protect the setting of the neighbouring
locally listed buildings.
Impact upon heritage assets: Summary

8.2.18

The proposal would not harm to the neighbouring heritage assets and balancing of harm versus
benefits is not required. Moreover officers consider the proposed building would have a positive
contribution on both the appearance and character of the Conservation Area.

8.2.19

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).

8.2.20

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).
8.2.21

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).

8.2.22

In this case, officers consider that the development provides the following public benefits:
Economic:


Employment opportunities: the proposed development would create direct employment
opportunities and it would employ an approximate of 101 office workers based on an
employment density of 1 person per 12 sq.m.;



Employment and skills: the application would be subject to an employment and skills financial
contribution, which contribute towards the employment and training of local residents and it
would help local people to access job opportunities arising from the proposed development.

Social


Active frontage: the building would animate the street and introduce active frontage to the
corner for Bellefields and Stockwell Avenue, which is currently dark. This would provide
passive surveillance and improve the feel of security when walking through this part of the
street.

Environmental


Green roof: the building would introduce a green roof, which would contribute to rain water
run-off and improve habitats for biodiversity.



Landscaping: the proposal would include ground floor level landscaping and planting of trees,
which would further improve biodiversity on site.

8.2.23
8.3
8.3.1

Officers consider that the above constitute significant public benefits.
Landscaping
Policy Q9 of the Lambeth Local Plan 2015 seeks to protect existing planting and landscape features
of value, and to maximise opportunities for greening. Policy Q10 seeks to protect existing trees and
encourages the planning of new trees.

8.3.2

The application site has one tree within the courtyard between the existing building on site and the
Department Store, there are also three existing trees alongside the application site on Stockwell
Avenue. The existing trees would be retained and the council’s Arboricultural Officer advised that they
should be protected during construction and for the duration of the development, this is secured via
conditions 8 and 9.

8.3.3

The proposal includes planting at ground floor level, near the boundary with the property at number
21 Bellefields Road. It would also include planters on the third floor terrace and a green roof. This is
welcomed, as it would introduce greening on site, which is currently lacking. The Arboricultural Officer
advised that details of the proposed soft-landscaping and hard-landscaping should be provided and
this is secured via condition 10. Further to this, details of the proposed green roof would be secured
under condition 13, which would ensure high quality and long term soft green roof.

8.3.4

The proposal would introduce planting and greening on site and subject to conditions, it would comply
with policies Q9 and Q10 of the Lambeth Local Plan 2015.

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

Policy Q2 of the Lambeth Local Plan 2015 states that development will be supported if: (iv) it would
not have an unacceptable impact on levels of daylight and sunlight on the host building and adjoining
property; and (vi) adequate outdoor amenity space is provided free from excessive overshadowing.
Furthermore paragraph 10.5 of the policy text states that ‘’the council will use established industry
standards when assessing schemes, including ‘Site Layout Planning for Daylight and Sunlight (BRE
Trust, 2011) and any other relevant standards.’’ The BRE guide is not mandatory and is intended to
be an ‘instrument’ of planning policy. “Although it gives numerical guidelines, these should be
interpreted flexibly since natural lighting is only one of many factors in site layout design”. London
Plan Policy 7.6B takes a similar approach and states: “An appropriate degree of flexibility needs to be
applied when using BRE guidelines to assess the daylight and sunlight impacts of new development
on surrounding properties.” In denser urban locations there are likely to be BRE transgressions with
new development in place.

8.4.3

The proposed development would replace an existing two storey building with a part three, part four,
part five storey building. The applicant has submitted a Sunlight and Daylight assessment, which
demonstrates that the proposed development would not, having regard to the denser urban nature of
the surrounding area, result in an unacceptable loss of daylight and sunlight to surrounding properties.

8.4.4

Almost all of the windows on adjoining properties would retain daylight and sunlight levels in
accordance with BRE guidance. The two exceptions are the lower ground floor street facing window
of 14 Bellefields Road and the upper ground floor street facing window of 14 Bellefields Road, which
are highlighted in the image below. Both of these windows serve the same home. The lower ground
window serves a bedroom within a duplex apartment, which has a living room at ground floor level.

Figure 7 - Sunlight and daylight study, relevant properties highlighted in yellow
8.4.5

The proposed development would result in a reduction of the Vertical Sky Component (VSC) of 22.1%
to the lower ground window of 14 Bellefields Road (highlighted on Figure 7 above). The proposed
development would also result in a reduction of the Daylight Distribution (DD) of 35.6% to the lower
ground window of 14 Bellefields Road, and a reduction of 26% to the upper lower ground floor window
of 14 Bellefields Road.

8.4.6

Although this would mean that there would be a minor loss of daylight to the two impacted rooms,
when taking into account the “flexible” approach specified in the BRE guide and London Plan, it is
considered that the proposed scheme does not result in any impacts that are unreasonable in the
surrounding context of a dense urban environment. Officers note that the loss of daylight (particularly
the VSC result) is only marginally outside the guidelines and that only two windows are impacted
beyond the recommendations set by BRE. This is considered an acceptable outcome for a site
adjoining a town centre location in a denser urban environment.

8.4.7

In regards to the APSH (annual probable sunlight hours) criterion, all of the rooms relevant for
assessment show full compliance to the BRE guidelines and are acceptable. Therefore, there would
be no unacceptable impact to the property at number 14 Bellefields Road.

8.4.8

Overall, the proposed development would not result in unacceptable impact on levels of daylight and
sunlight to the neighbouring properties in compliance with Policy Q2 the Lambeth Local Plan 2015.

Privacy
8.4.9

Policy Q2 states that development will be supported if (ii) acceptable standards of privacy are provided
without a diminution of the design quality; (iii) adequate outlooks are provided avoiding wherever
possible any unacceptable levels of overlooking.

8.4.10

The proposal have two roofs terraces, one on the third floor and another on the fourth floor, and
windows on all elevations, which all provide opportunities for overlooking. The location of the roof
terraces is illustrated in the image below:

Figure 8 - Proposed roof terraces and green roof
8.4.11

The proposed third floor roof terrace would neighbour the residential property at number 21 Bellefields
Road. The proposal would include planting to act as screening, which would prevent overlooking to
the neighbouring garden. The details of the screening would be secured under condition 10. In addition
condition 27 would be included to restrict the use of this terrace is only used between 8:00 and 18:00
hours from Monday to Friday, which would further minimise the impact on privacy to neighbouring
properties.

8.4.12

The proposed fourth floor roof terrace would be located along the Bellefields Road and Stockwell
Avenue frontages, would face towards the adjoining streets and would not result in any loss of privacy
beyond the current situation. Officers do not recommend any screening or other measures.

8.4.13

Likewise, the proposed windows on the northwest and northeast elevations would also face towards
Bellefields Road and Stockwell Avenue and would not cause unacceptable loss of privacy beyond the
existing situation.

8.4.14

The proposed windows on the southwest elevation would overlook The Department Store building,
which is an office building occupied by the applicant. It is not considered that any measures are
required to prevent overlooking between these two buildings, because they are both used for
commercial and not domestic purposes.

8.4.15

The proposed windows on the southeast elevation would face towards the garden of 21 Bellefields
Road. These windows serve either the staircase or are secondary within an office space. Officers
consider it is appropriate to require these windows to be obscured glazed and non-opening and
recommend condition 5 to ensure that these windows do not unacceptable harm the privacy of the
neighbouring residential gardens.

8.4.16

Overall, officers consider that the proposal would have no unacceptable impact on residential privacy,
subject to conditions.
Outlook and sense of enclosure

8.4.17

Policy Q2 states that development will be supported if: (iii) adequate outlooks are provided avoiding
wherever possible any undue sense of enclosure.

8.4.18

The property that will be most impacted in relation to outlook and enclosure is 21 Bellefields Road,
which is located directly to the southwest of the application site. To ensure that adequate outlook would
be protected and that there would be no undue sense of enclosure the applicant has either aligned
the building mass with the side elevation of 21 Bellefields Road or set the building back from the
property boundary where it aligns with the garden of 21 Bellefields Road. In addition the proposed
building mass would lower towards 21 Bellefields Road, with the higher building elements located
along Stockwell Avenue.

8.4.19

To better understand the impact on 21 Bellefields Road, officers requested “before and after” images
of views from the rear facing windows and the rear garden of 21 Bellefields Road. These images,
provided below at Figure 10, show that the proposed development would not be visible from the rear
facing windows of 21 Bellefields Road (highlighted in yellow on Figure 9), but would be visible when
looking northwards from the rear garden.

Figure 9 - Proposed rear (south) elevation and neighbouring building at 21 Bellefields Road

View as existing

View as proposed

Figure 10 – View 1 from the first floor window of 21 Bellefields Road as existing and as
proposed.

Figure 11 - Proposed development near the garden of the property at number 21 Bellefields Road
8.4.20

The proposed development will be large when viewed from the rear garden of 21 Bellefields Road.
However, officer do not consider that it would result in any loss of outlook or undue sense of enclosure
that would warrant refusal of the application. Officers note that the garden would still enjoy outlooks to
the sky in all other directions. This outcome is acceptable given that the application site is located
within the Brixton town centre where larger and denser building forms are encouraged.

8.4.21

At officer request, the proposed rear courtyard is to include landscaping along the boundary with 21
Bellefields Road, which will, as the planting matures, help to soften the appearance of the development
when viewed from the rear garden of 21 Bellefields Road. The details of the planting would be secured
under the landscaping condition 10.

8.4.22

The proposed building would also be visible from the residential properties on the opposite side of
Bellefields Avenue. The proposed building would be approximately 15m in height and it would be
approximately 15m away from the residential terrace on the opposite side of Bellefields Road. Given
the distance, officers consider that the proposal would not result in unacceptable impact of the outlook
or sense of enclosure of these windows of these properties. This is best demonstrated in the image
provided at Figure 2 above. Again, although the building would be large, the proposed building mass
is acceptable for a building within the Brixton town centre.

Figure 12 – View 2 from the rear garden at 21 Bellefields Road (existing on the left; proposed on the right)

Figure 13 – View 3 from the rear garden at 21 Bellefields Road

8.4.23

Overall, the proposal would not result in any unacceptable loss of outlook or sense of enclosure and
would comply with Policy Q2 of the Lambeth Local Plan 2015.
Noise and vibration

8.4.24

Policy Q2 of the Lambeth Local Plan 2015 states that development will be supported if (v) the adverse
mpact of noise is reduced to an acceptable level through the use of attenuation, distance, screening,
or internal layout/orientation; (vii) service equipment is fully integrated into the building envelope or
located in visually inconspicuous location within effective and robust screening/enclosures, and does
not cause disturbance thought its operation.
Noise from the proposed restaurant/bar (use class A3/A4)

8.4.25

The proposed development would be in close proximity to residential properties and the council
received objections raising concerns regarding the impacts of the proposed restaurant/bar unit (use
class A3/A4) and the potential noise and disturbance that would be generated.

8.4.26

The proposed restaurant would be located on the corner of Bellefields Road and Stockwell Avenue
and would be set away from the residential property at number 21 Bellefields Road. The proposed
entrance is located further from the residential properties and down Stockwell Avenue (as shown in a
red dashed line on the image below). It would have a small lobby, which means that when customers
enter and leave, they would not open the main part of the proposed restaurant/bar directly onto the
street. This design helps ensure noise from within the unit would not spill outside onto the street. In
addition the proposal includes an acoustic glazing system, shown with a green dashed line on the
image below, which would again prevent noise escaping from the unit onto the street and towards
nearby residential properties. Officers consider that the proposed design and layout of the
restaurant/bar unit would help minimise the potential increase of noise and disturbance.

Figure 14 - Proposed block ground floor plan
8.4.27

The applicant submitted a Noise Impact Assessment in relation to the proposed restaurant/bar
concluding that the proposal is likely to cause no unacceptable noise impact, subject to the installation
of a high performance acoustically specified glazing system and designing the entrances with lobbies
with appropriate doors. The Council’s Environmental Health consultant (noise consultant) reviewed
this and raised no objections to the proposal, but did recommend a number of conditions to further
control the likely use of the proposed restaurant/bar. The Environmental Health consultant
recommended conditions to (i) secure a customer/staff/patrons management plan, which would
include measures to ensure that disturbance is reduced to an acceptable level, such as directing
customers to exit in the direction of Brixton Road (condition 25); (ii) control the hours of operation
(condition 26); (iii) and control the levels of the generated levels of noise (conditions 23 and 24).
Officers are therefore confident that the potential noise disturbance from the proposed restaurant can
be successfully mitigated and residential amenity protected via appropriate planning conditions
(conditions 23, 24, 25, and 26).
Noise from the proposed office

8.4.28

The proposed third floor terrace would sit above the neighbouring residential building and it would be
used by the occupiers of the office and it is therefore not expected to cause an unacceptable level of

noise for the neighbouring property. However, to ensure no after work evening use, Officers
recommend a condition to restrict the operation of the roof terrace from 8:00 until 18:00hours to ensure
that its use does not impact the residential property.
8.4.29

Office workers coming in and out of the building would be directed away from the residential building
via the proposed planting on the side boundary. It is also noted that the building would operate at
normal office hours and the foot traffic of office workers would not result in unacceptable increase of
noise that would impact the neighbouring residential properties.
Noise from the proposed plant

8.4.30

The proposal includes a plant located at roof level and the applicant submitted a “plant noise impact
assessment” which concludes that the proposed plant would not result in unacceptable increase of
noise. This was reviewed by the council’s Environmental Health consultant, who agreed that noise
levels can be adequately mitigated and recommended conditions requiring full details of the proposed
plant equipment and a plant acoustic assessment be submitted to and approved by the council,. This
is secured via conditions 21 and 22.

8.4.31

8.5

In summary, the proposed development would not result in an unacceptable increase of noise, subject
to conditions 15-22 listed in Appendix A of this report.
Designing Out Crime

8.5.1

Policy Q3 of the Lambeth Local Plan seek to protect community safety.

8.5.2

The proposal includes an office and a flexible use which could be a restaurant (use class A3) or a bar
(use class A4). The submitted design and access statement (paragraph 8) advises that the proposed
development has been designed to comply with the principles of “Crime Prevention though
Environmental Design” and “Secured by Design”. The proposed development would introduce an
active frontage at ground floor level, which would improve passive surveillance and it would include
lighting, integration of CCTV and management of common areas.

8.5.3

The Designing out Crime Officer reviewed the proposals and raised no objections to the proposed
development, subject to conditions to ensure that the development would meet Secured by Design
standards. The Designing out Crime Officer advised the Secured by Design certification will ensure
that all aspects of physical security within the development would be considered and agreed with the
Design out Crime team. Furthermore a pre-occupation inspection would be carried out by a qualified
Designing out Crime Office to ensure the development has complied with the agreed strategy.

8.5.4

The Designing out Crime comments are supported. The recommended conditions 6 and 7 would
ensure that the development would achieve Secured by Design certification and it would comply with
Policy Q3 of the Lambeth Local Plan 2015, which requires applicants to meet the standards and
objectives of the Secured by Design initiative.

8.6
8.6.1

Transport
Policy T6 of the Lambeth Local Plan 2015 states that planning applications will be supported where
they do not have unacceptable transport impacts, including cumulative impacts on highways safety,
traffic flows, congestion of the road network, on-street parking, footway space desire lines and
pedestrian flows, and all other transport modes, including public transport and cycling.

Site context
8.6.2

The site is located within a Controlled Parking Zone (CPZ) and it has an excellent public transport
accessibility (PTAL) score of 6b, on a scale of 0-6, where 0 is considered ‘very poor’ and 6a/b is
classified as ‘excellent’. Resultantly people occupying the proposed development site benefit from
excellent access to local public/passenger transport services.

8.6.3

The Transport Officer advised that any net increase in trip generation with a proposal of this
scale/quantum will be negligible and the local highway, footway and public transport network will be
readily able to absorb any associated net increase in use, particularly mindful of the 6b PTAL
classification for this site.

8.6.4

The Transport Officer noted that no new or amended pedestrian or vehicular access is proposed under
this planning application, hence access arrangements remain as present.
Car parking

8.6.5

Policy T7 of the Lambeth Local Plan 2015 supports car free development, particularly in areas where
alternative modes of transport are available and where public accessibility is high.

8.6.6

The Transport Officer advised that the development should be secured as car parking permit free via
a s106 legal agreement, given the local high quality public transport links/provision and the existence
of a CPZ (this is included in section 8.10 of this report).

8.6.7

The proposal does not provide on-site parking, reflecting the PTAL rating of 6a and location within a
controlled parking zone. On this basis, vehicle activity associated with the proposed office and
commercial use will be limited to deliveries, taxis and servicing and therefore the impact on the local
highway network is expected to be negligible. Servicing and Delivery is discussed further below under
the heading ‘Servicing and waste and recycling management’.

8.6.8

The Transport Officer noted that no (on-site) Disabled Parking is proposed, as required by the
paragraph 6A.2 of the London Plan (MALP, 2016), which states that “Non-residential elements of a
development should provide at least one accessible on or off street car parking bay designated for
Blue Badge holders, even if no general parking is provided…The appropriate number will vary with
the size, nature and location of the development, the levels of on and off street parking and the
accessibility of the local area”. Therefore, Lambeth Transport Planning requests a £10,000 payment
for the provision for an on-street Blue Badge Holder only/Disabled Parking Bay. This will support the
costs associated with the implementation of the on-street bay, Traffic Regulation Order (TRO), sign,
lines and potentially indefinite maintenance liability to Lambeth Council. This would be secured via a
s106 legal agreement.
Cycle parking

8.6.9

Policy T3 of the Lambeth Local Plan 2015 states that Lambeth would require the provision of
appropriate secure and covered cycle parking facilities in accordance with the minimum standards set
out in the London Plan and will expect these standards to be exceeded. Policy Q13 sets the
requirements of the cycle storage design.

8.6.10

The London Plan standard for offices is:
(i) 1 long stay space per 90 sq.m and for the proposed development this would result in a

minimum requirement of 21 spaces; and
(ii) 1 short stay space per 500 sq.m for short stay, which results in a minimum of 3 spaces.
8.6.11

The standard for food and drink uses is:
(iii) 1 long stay space per 175 sq.m, which results in a minimum of 3 spaces and
(iv) 1 short space per 40sqm, which results in a minimum of 11 spaces.

8.6.12

The proposal would include 25 long stay cycle parking spaces within the basement, which would be
accessed via a lift and 16 short stay cycle parking spaces would be located along Bellefields Road.
The Transport Officer noted that long stay cycle parking will be provided at basement level in excess
of the London Plan standards. There will be a step-free route available for employees of both the B1
use and flexible use (A3/A4) units. Shower and changing facilities will also be provided internally.

8.6.13

The Transport Officer noted that short stay cycle parking associated with the flexible use units is
proposed in the public realm in the vicinity of the site. The applicant provided a drawing showing the
proposed short stay cycle parking (dwg. no. 5046-SQP-ZZ-00-DR-A-PL009), which would be located
along Bellefields Road. For the office use short-stay cycle parking is proposed within the basement.
Provision of office short-stay cycle parking in the basement is considered acceptable given that often
those visiting an office for a meeting would seek secure/covered cycle parking. The Transport Officer
advised that this is acceptable and his comments are supported. The proposed cycle parking storage
would be adequately accessible and would meet and exceed the London Plan standards.
Servicing and waste and recycling management

8.6.14

Policy T8 seeks to ensure that appropriate servicing arrangements are in place for new development
and in particular non-residential and mixed use developments.

8.6.15

Policy Q12 sets the council’s requirements for refuse/recycling storage, with further guidance provided
within the Council’s ‘Waste & Recycling Storage and Collection Requirements: Guidance for Architects
and Developers’ (2013) and the Council’s Refuse and Recycling Storage Guide (2013).

8.6.16

The applicant has submitted a draft delivery and servicing plan, which contains information about the
proposed access routes to the site, service and delivery vehicle types, and the frequency, time,
location and duration of servicing activities. The Transport Officer advised that that the office floor
space would generate 4 - 5 deliveries per day, resulting in no material impact on the local highway.
The Transport Officer advised that the majority of deliveries to office units are typically associated with
post, online orders and office supplies, which typically take place from Light Goods Vehicles. Many
vehicles making deliveries to office developments are already travelling in the area as part of their
schedule of multiple drop-offs and will therefore have minimal impact on the surrounding area. Delivery
and servicing activity will take place on-street, as it does for the Department Store building. Deliveries
will also occur in other available opportunities within the vicinity of the site, including along Stockwell
Avenue.

8.6.17

The Transport Officer noted that the number of deliveries to the A3/A4 use will vary dependent on the
end user. It is expected that the 487 sq.m will generate 6 deliveries per day. Total servicing & delivery
trips therefore equate to approximately 10-11 per day, or approximately 1 every 45 minutes throughout
the average working day. The proposed delivery and servicing locations are illustrated on Figure 15
below. The Transport Officer advised the proposed on-street servicing and delivery operation would

be acceptable. This is because there the projected number of servicing vehicles would be low and the
location of the proposed building would be on an edge-of-town centre on a fairly lightly trafficked street.
8.6.18

In summary, the proposed servicing and deliveries for both business and restaurant/bar uses would
be on-street, would not unacceptably affect the highway safety or traffic flow and it is therefore
acceptable. The proposal would comply with Policy T8 of the Lambeth Local Plan 2015.

Figure 15 - Proposed ground floor plan
Construction
8.6.19

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.

8.6.20

The application site adjoins residential properties and has a visible frontage on Bellefields Road and
on Stockwell Avenue. Construction activities have potential to impact on the area including the amenity
of nearby residential properties and the general amenity of the area. To address these impacts, officers
recommend the submission of a detailed Method of Construction Statement which provides full details
of the proposed construction methodology. The statement should advise how neighbours and
adjoining businesses will be notified of any works, all reasonable measures to protect residential
amenity, and all reasonable measures to protect the operation of Bellefields Road and Stockwell
Avenue. This is secured via condition 29.

8.6.21

In addition to the above, the Sustainability Officer advised that construction and environmental
management plan and an air quality and dust mitigation management plan; both of these were
included as part of condition 29, which is modified to include the air quality and dust mitigation plan.

8.7

Sustainable Design and Construction

8.7.1

Policy EN4 of the Lambeth Local Plan 2015 requires new development to meet high standards of
sustainable design and construction.

8.7.2

Policy 5.2 seeks to ensure that development proposal make the fullest contribution to minimising
carbon dioxide emissions.

8.7.3

The Council’s sustainability consultant “Bioregional” reviewed the proposal and the supporting Energy
and Sustainability Statement, September 2018 prepared by DSA Engineering and BREEAM preassessment report submitted with the application. Bioregional has advised that the proposed
development addresses all areas of sustainability and the submitted BREEAM pre-assessment shows
that it is likely the development would achieve BREEAM Outstanding (85%), which is above the
minimum requirement of Policy EN4.

8.7.4

To ensure that the development is actually constructed to the required standard, Bioregional has
recommended that a new construction certificate 2018 should be provided prior to occupation of the
development. This is secured via condition 15.

8.7.5

In relation to carbon emissions, Bioregional noted that through energy efficiency techniques as well
as the implementation of renewable technologies, the proposed development will reduce annual
carbon emissions by 22.27 tons of CO2. This accounts for a reduction of approximately 36.15% of the
building’s expected regulated energy carbon emissions and it is above the target of 35% improvement
over part L of the Building regulations 2013. Bioregional recommended that an as-built certificate
should be provided within three months of occupation. This would be secured via condition 16.

8.7.6

The proposed development would include a green roof, as encouraged by Policy EN4. Bioregional
advised that the green roof should be designed to maximise green cover and provide resilience against
climate change. The details of the proposed green roof would be secured via conditions 12 and 13 to
ensure the proposed green roof would contribute to energy efficiency, water runoff and biodiversity.

8.7.7

In summary, the proposed development would meet and exceed the requirements of Policy EN4,
subject to conditions ensure the proposed development will meet high standards of sustainable design
and construction.

8.8

Other Environmental Matters
Flood Risk

8.8.1
8.8.2

Policy EN5 seeks to minimise the impact of flooding in the borough.
The Council’s Flood Risk Officer advised that the site is at very low risk of flooding from surface water
based on Environment Agency mapping (i.e. has a less than 0.1% chance of flooding in any one year)
and on this basis the Flood Risk Officer raised no concerns with the principle of the proposal.
Discharge strategy

8.8.3

The proposed development would discharge the site’s surface water into the Thames Water’s network.
The Flood Risk Officer advised that this strategy is acceptable, given the geology of the local area and

the fact a connection to the sewer already exists for the foul water. Thames Water also commented
on the application and raised no objections, but provided advice for the applicant that would be
included as an informative if the application is approved.
Discharge rates, green roof and water quality management
8.8.4

The development as proposed will result in a reduction in the site’s runoff rate through a flow control
and underground storage. The proposed green roof would also provide a reduction in runoff volume
and it would also provide sufficient water quality management, which is welcomed, and the Flood Risk
Officer advised that this would provide sufficient water quality management for this site.

8.8.5

The Flood Risk Officer advised that the drainage strategy provided with the application documents has
demonstrated that the proposed development would satisfy the Non-statutory Technical Standards for
Sustainable Drainage Systems and by virtue the NPPF for surface water flood risk and management.
The Flood Risk Officer requested that the details of the green roof are provided prior to the installation,
this would be secured via condition 12.
Basement excavation

8.8.6

In relation to the basement excavation, the Environmental Health consultee noted that basement
assessment states that water will go round and under the basement and they believe it will not back
up the local shallow sub-surface water body. However given the stated depth of the excavation of the
basement and the depth of the clay, further consideration and evidence is required. The Council’s
Building Control Officer also requested further details and advised that a Basement Method Statement
and Flood Risk Assessment should be provided prior to commencement of the excavation, this is
secured via condition 30. In addition to this the Building Control Officer requested a preliminary risk
assessment to establish whether there is any unexploded ordinance, this is secured via condition 31.
Air Quality

8.8.7

The council’s Sustainability Officer reviewed the applicant’s response to air quality including the Air
Quality Assessment (AQA) submitted as part of the application and raised no objections to the
proposal subject to conditions, which are discussed below.

8.8.8

The proposal is a major development located in the Lambeth-wide air quality management area and
is in close proximity to the A23 Brixton air quality focus area. There is potential for the development to
introduce site users to poor air quality the council’s Sustainability Officer noted that the proposed
development’s transport and building emissions meet air quality neutrality requirements. The
Sustainability Officer also noted that the proposed mitigation measures include a mechanical
ventilation system to mitigate against high NO2 concentrations at ground level. It is also proposed to
take input air from either upper floor levels or from the rear of the development adjacent to the kitchen
area. The council’s Sustainability Officer advised that this approach is acceptable and also
recommended that the inclusion of the proposed mechanical ventilation system on the ground floor be
secured via a planning condition (this would form part of conditions 20, 21 and 22). The Sustainability
Officer also advised that a comprehensive air quality and dust management plan (AQDMP) should be
submitted for approval by the council’s Sustainability Team prior to commencement of the works. This
can be included as part of the construction management plan, and has been secured at condition 29.

8.8.9

The Sustainability Officer noted that the proposed development is a major development located in
Non-Road Mobile Machinery (NRMM) Low Emission Zone and recommended that all NRMM to be

used on site should be registered and compliant with the NRMM Low Emission Zone requirements.
This is secured via condition 28.
Contamination
8.8.10 The council’s Environmental Health consultee has reviewed contamination risk on the site and has
raised no objections to the proposal. Officers also note that there are no records that the site is
contaminated.
8.8.11 The applicant submitted a Basement Hydrogeological Risk Assessment, which covers contamination
matters. Based on the information provided and having considered the historical context, the
Environmental Health consultee advised that the proposal can be supported with no further site
investigation required and that compliance with waste regulation controls and other health and safety
obligations will be sufficient to ensure the development is suitably controlled. Based on this advice
officers will not require any further information about contamination.
8.9
8.9.1

Employment and Training
The Council’s Employment and Skills SPD (2018) sets out the obligations which will be sought from
developers at the construction and end user phases of development to contribute towards a range of
employment and training measures to mitigate the impacts of development and to ensure that local
people can better access job opportunities arising from new development.

8.9.2

The council’s Employment and Skills team advised that the submitted Employment and Skills Plan
was informative and useful, however it is not sufficient and a further detailed Employment and Skills
Plan would be required to cover the construction and the end user phase. The Employment and Skills
Officer advised that this should be secured, alongside a contribution of £41,363, under a s106
agreement.

8.10

Planning Obligations and CIL

8.11

Policy D4 and Annex 10 of the Lambeth Local Plan 2015 set out the council’s policy in relation to
seeking planning obligations and the charging approaches for various types of obligations. 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).

8.12

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.

8.13

The proposed obligations to be secured through the S106 Agreement are as follows:
Obligation
Car free development

Description
The proposed office (use class B1) and flexible unit (use lass
A3/A4) shall be secured as car parking permit free.

Disabled car parking space

£10,000 payment (s106 secured) for the provision of an onstreet Disabled (Blue Badge Holder Only) Parking Bay.

Employment and skills financial

£41,363 financial contribution

contributions
Employment and skills plan

8.14

To cover the construction phase and end use phase of the
development.

If the application is approved and the development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will not arise, because the development is in Zone C where the
charges for office and retail/restaurant are £0. However, the development would be liable for Mayoral
CIL.

9
9.1

CONCLUSION
The application site currently consists of a two storey office building and its demolition has been
previously accepted in 2013 and 2015. This application also proposes to demolish the existing building
and replace it with a part three, part four, part five storey building. The proposed building would have a
flexible use restaurant/bar unit (use class A3/A4) at part ground and part basement level, and the
remaining part of the building would be in office use (use class B1).

9.2

The proposal would result in an increase of office space on site, which is supported given its town centre
location. The proposed restaurant/bar would not result in overconcentration of food and drink uses, and
subject to conditions would not result in unacceptable amenity impact or disturbance to the neighbouring
properties.

9.3

The proposed building would have a bulk, scale/mass, siting and building line that would be appropriate
for the surrounding area and its location on a corner site within the Brixton Town Centre. The
Conservation and Design Officer advised and officers agree that the proposed building would be an
enhancement to the Conservation Area.

9.4

The proposed building would have no unacceptable impact to neighbouring properties. All neighbouring
windows, except for two, would be within the BRE guideline and would not experience noticeable
reduction of daylight. The affected windows serve the same home at 14 Bellefields Road and they would
experience some loss of daylight. Officers consider that the proposal would not result in any impacts
that are unreasonable, given the location within a dense urban environment. On balance, it is officer’s
opinion that the proposed development would maintain resident amenity, particularly as the site is within
the Brixton Town Centre.

9.5

The approval of the proposed development would be subject to conditions and informatives as set out
in Appendix 1 of this report, and would require the completion of a S106 agreement as set out in Section
8.9 of this report. The conditions and planning obligations are necessary to make the application
acceptable in planning terms.

9.6

For these reasons and those set out throughout this report, and subject to the conditions and
informatives detailed below, officers consider that the Development would be in general compliance with
the Development Plan for the Borough, and that there are no material considerations of sufficient weight
that would dictate that the application should be refused.

10
10.1

EQUALITY DUTY AND HUMAN RIGHTS
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).
10.2

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.

10.3

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.

11

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: Draft Decision Notice
Your Ref:

Our Ref: 18/04311/FUL

Squire and Partners
c/o Jon Dingle

20th February 2019

DRAFT DECISION NOTICE
Dear Squire and Partners

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: 18/04311/FUL

Date of Application: 08.10.2018

Date of Decision:

Proposed Development At: 17 Bellefields Road London SW9 9UH
For: Redevelopment of the site, involving the demolition of the existing building and erection of a five storey
building plus basement to provide a flexible use (Class A3 and/or A4) at part basement and part ground floors
and office floorspace (Class B1) at part basement, part ground and first to fourth floor levels, together with the
provision of cycle store and the installation of a green roof and plant on roof.
Approved Plans
15046 SQP XX RF DR A PLXXX; 15046 SQP ZZ 00 DR A PL007;15046 SQP ZZ 01 DR A PL008; 15046 SQP
ZZ XX DR A PL205;15046 SQP ZZ XX DR A PL206; 15046 SQP ZZ XX DR A PL207;15046 SQP ZZ XX DR
A PL208; 15046 SQP ZZ XX DR A PL402;15046 SQP ZZ XX DR A PL404; 15046 SQP ZZ 00 DR A
PL009;15046 SQP ZZ 01 DR A PL010; 15046 SQP ZZ XX DR A PL209;15046 SQP ZZ XX DR A PL210;
15046 SQP ZZ XX DR A PL211;15046 SQP ZZ XX DR A PL212; 15046 SQP ZZ B1 DR A PL005 B;15046
SQP ZZ 00 DR A PL000 B; 15046 SQP ZZ 00 DR A PL001 B;15046 SQP ZZ 02 DR A PL002 B; 15046 SQP
ZZ 03 DR A PL003 B;15046 SQP ZZ 04 DR A PL004 B; 15046 SQP ZZ RF DR A PL006 B;15046 SQP ZZ XX

DR A PL201 B; 15046 SQP ZZ XX DR A PL202 B;15046 SQP ZZ XX DR A PL203 B; 15046 SQP ZZ XX DR
A PL204 B;15046 SQP ZZ XX DR A PL401 A; 15046 SQP ZZ XX DR A PL403;
Approved Documents:
Design and Access statement, Squire & Partners, July 2018;Appendix 10.11 Potential Material Options,
12.02.2019;Local views assessment, Squire & Partners, November 2018;Planning Statement, Jon Dingle,
September 2018;Cover Letters, Jon Dingle 17.09.2018 and 1.11.2019;Daylight and Sunlight Assessment,
19.01.2019;Noise Impact assessment, Clarke Sounders, 7.09.2019;Plant Noise Impact Assessment, Clarke
Sounders, 16.11.2018;Desk Study & ground investigation report, J18143, GEA, August 2018;Air Quality
Assessment, eb7, 29.10.2018, revised 17.12.2018;Below Ground Drainage Strategy & SuDS Report
P1,elliottwood, October 2018;Flood Risk Assessment, P2, elliottwood, October 2018;Energy and sustainability
statement, DSA Engineering, September 2018;BREEAM NC 2018 Pre-Assessment Report, DSA Engineering
July 2018;Transport Statement, ttp consulting, September 2018;Delivery and Servicing Plan, ttp constructing,
September 2019;Construction Logistics Plan, ttp constructing, January 2019;Workplace travel plan, ttp
consulting, November 2018;

Conditions:
1

Time limit

The development to which this permission relates must be begun not later than the expiration of three
years beginning from the date of this decision notice.
Reason: To comply with the requirement of Section 18(1)(a) of the Planning (Listed Buildings and
Conservation Areas) 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

Details and samples of materials

Prior to commencement of any ground floor and above ground floor works, of the development hereby
permitted, a schedule and details of the materials to be used in the external elevations (including RAL
numbers where appropriate) shall be submitted to and approved in writing by the local planning
authority. This shall include a sample panel to be provided on site. The development hereby permitted
shall be thereafter built in accordance with the approved details. The details of the following are required:
a) Material schedule to be submitted;
b) Sample of the external brickwork provided on site together with pictures of the samples as
part of the material schedule. The samples should be available for inspection from the date
the application is received.;
c) Detailed drawings at 1:10 scale (including sections) for all external construction details;
The development shall thereafter be carried out in accordance with the approved details.
Reason: To ensure the external appearance of the building is satisfactory and preserves or enhances
the character or appearance of the Brixton Conservation Area (Policies Q2, Q5, Q8, Q6, Q7, Q20, Q22
of the Lambeth Local Plan 2015)
4

No external features other than approved

No plumbing or pipes, other than rainwater pipes, shall be fixed to the external faces of the building.
Reason: To ensure an appropriate standard of design and to protect the character or appearance of the
surrounding Brixton Conservation Area (Policies Q5, Q8 and Q22 of the Lambeth Local Plan 2015).

5

Side windows to be obscured glazed.

Prior to the first occupation of the office floor space hereby permitted, the windows to the west elevation
(side elevation fronting the property at number 21 Bellefields Road, drawing number 15046-SQP-ZZXX-DR-A-PL204 REV A) shall be fitted with obscure glass or obscure glazing film up to 1.7m of the
glass (measured above first/second floor level), to a minimum level of obscurity equivalent to Pilkington
Texture Glass Level 3, and shall be retained as such for the duration of the development.
Reason: To protect the privacy of the occupiers of the neighbouring properties along Bellefields Road
(Policy Q2 of the Lambeth Local Plan 2015).
6

Secured by Design measures

Prior to the commencement of any above ground floor works, a Secured by Design scheme shall be
submitted to and approved in writing by the Local Planning Authority. The development hereby permitted
shall incorporate security measures to minimise the risk of crime and to meet the specific security needs
of the development in accordance with the principles and objectives of Secured by Design. Thereafter
the secured by design measures shall be implemented in accordance with the approved details prior to
the first occupation.
Reason: In the interests of the safety of the local community and the future occupiers of the
development. Policy Q3 of the Lambeth Local Plan.
7

Secured by Design certification

The development shall be constructed and operated thereafter to ‘Secured by Design Standards’. A
certificate of accreditation to Secured by Design Standards shall be submitted to the local planning
authority for approval in writing prior to the residential occupation of the development.
Reason: To ensure that the development maintains and enhances community safety (policy Q3 of the
London Borough of Lambeth Local Plan (2015)).
8

Existing trees

No trees within or immediately adjacent to the application site shall be felled, pruned, uprooted,
damaged or otherwise disturbed without the prior written agreement of the Local Planning Authority or
unless agreed as part of an approved tree work specification.
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 Lambeth Local Plan (2015]
refer).
9

Existing trees to be protected

The existing trees situated on neighbouring land as identified on the proposed ground floor plan shall
be protected in accordance with the guidance and recommendations set out in BS5837:2012 for the
duration of the development. No tree roots greater than 25mm diameter shall be cut without the prior
written agreement of the Local Authority. Before commencement and following final completion of the
development the Local Authority Tree Officer shall make an inspection of the tree in order to ensure
compliance with the approved tree protection measures to be installed.
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 Lambeth Local Plan (2015]
refer).
10

Landscaping

Prior to the commencement of above ground floor works, a landscaping scheme shall be submitted to
and approved in writing by the local planning authority. The development hereby permitted shall be
thereafter carried out in accordance with the approved details within 6 months of the date of occupation.
All tree, shrub and hedge planting included within the above specification shall accord with

BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent superseding equivalent) and current
Arboricultural best practice. The submitted details are expected to demonstrate the following:
a. The quantity, size, species, position and the proposed time of planting of all trees and
shrubs to be planted.
b. An indication of how they integrate with the proposal in the long term with regard to their
mature size and anticipated routine maintenance and protection.
c. Specification of which shrubs and hedges to be planted that are intended to achieve a
significant size and presence in the landscape.
d. Details of planting alongside the boundary with the property at number 21 Bellefieds
Road, including trees to the courtyard of the proposed development.
e. Details of the planting screen at the roof terrace on third floor level, adjoining the
property at number 21 Bellefields road.
Reason: In order to ensure high quality soft landscaping in and around the site in the interests of the
ecological value of the site and in the interests of visual amenity (policy Q2, Q9 and Q10 of the London
Borough of Lambeth Local Plan (2015)).
11

Planting, seeding or turfing

All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in
the first planting and seeding season following the occupation of the development hereby permitted or
the substantial completion of the development, whichever is the sooner. Any trees, hedgerows or shrubs
forming part of the approved landscaping scheme which within a period of five years from the occupation
or substantial completion of the development die, are removed or become seriously damaged or
diseased shall be replaced in the next planting season with others of similar size and species, unless
the Local Planning Authority gives written consent to any variation.
(Reason: To ensure a satisfactory and appropriate landscape scheme relative to the development in
order to comply with Policy Q9 of the Lambeth Local Plan [2015])
12

Green roof details (drainage)

Prior to the installation of the green roof, the details of the green roof system and associated surface
water drainage components shall be provided to and approved by the Local Planning Authority. The
scheme shall be carried out in accordance with the approved details.
Reason: To manage the water environment of the development and mitigate the impact on flood risk,
water quality, habitat and amenity value (policies EN5 and EN6 of the Lambeth Local Plan 2015).
13

Green Roof (biodiversity)

Prior to the installation of the green roof, a detailed specification for the construction, planting and long
term maintenance of the green roof has been submitted to and approved in writing by the Local Planning
Authority. The specification shall include details of the cross sections, planting medium, irrigation details
and quantity, size, species and position and the proposed time of planting of all elements of the green
roof, together with details of their anticipated routine maintenance and protection. All planting and
installation shall accord with current best practice as detailed in the relevant British Standards. The
green roof shall only be installed and thereafter maintained in accordance with the approved details.
Reason: In order to create a high quality and long term soft green roof (Policy EN4 of the Lambeth Local
Plan 2015 and Policy 5.3 of the London Plan (MALP, 2016)

14

Green roof maintenance

If within 5 years of the installation of the green roof any planting forming part of the green roof shall die,
be removed, or become seriously damaged or diseased, then this planting shall be replaced in the next
planting season with planting of a similar size and species.

Reason: To safeguard the visual amenities of the area (policies Q2 and Q9 of the London Borough of
Lambeth Local Plan (2015)).
15

BREEAM New construction

Prior to occupation of any part of the development hereby permitted, a final BREEAM New Construction
2018 certificate and a summary score sheet shall be submitted to and approved in writing by the Local
Planning Authority. The certificate shall confirm that the development has achieved a minimum
BREEAM New Construction rating of ‘Excellent’.
Reason: To ensure that the development has an acceptable level of sustainability (policy EN4 of the
Lambeth Local Plan 2015)
16

Building Energy Certificate (as-built)

Three months after first occupation of the building as-built certificates using the National Calculation
Method (Simplified Building Energy Model) shall be submitted to the Local Planning Authority and
approved in writing to show that the development has been constructed in accordance with the approved
Energy Strategy.
Reason: To ensure that the development has an acceptable level of sustainability (policy EN4 of the
Lambeth Local Plan 2015)
17

Refuse and recycling storage

Prior to the commencement of the use hereby permitted, details of waste and recycling storage for the
development shall be submitted to and approved in writing by the local planning authority. The waste
and recycling storage shall be provided in accordance with the approved details prior to the
commencement of the use hereby permitted, and shall thereafter be retained solely for its designated
use. The waste and recycling storage areas/facilities should comply with the Lambeth’s Refuse &
Recycling Storage Design Guide (2013), unless it is demonstrated in the submissions that such
provision is inappropriate for this specific development.
Reason: To ensure suitable provision for the occupiers of the development, to encourage the
sustainable management of waste and to safeguard the visual amenities of the area (policies Q2 and
Q12 of the London Borough of Lambeth Local Plan (2015)).

18

Waste management strategy

Prior to the occupation of the development hereby permitted, a waste management strategy shall be
submitted to and approved in writing by the local planning authority. The development hereby permitted
shall be built in accordance with the approved details and shall thereafter be retained solely for its
designated use. The use hereby permitted shall thereafter be operated in accordance with the approved
waste management strategy. The waste management strategy will align with the guide for architects
and developers on waste and recycling storage and collection requirements (October 2013).
Reason: To ensure suitable provision for the occupiers of the development, to encourage the
sustainable management of waste and to safeguard the visual amenities of the area (policies Q2 and
Q12 of the London Borough of Lambeth Local Plan (2015)).
19

Delivery and servicing management

The uses hereby permitted shall not commence until a delivery and servicing management plan has
been submitted and approved in writing by the local planning authority. The use hereby permitted shall
thereafter be operated in accordance with the approved details. The submitted details must include the
following:
a)
b)

frequency of deliveries to the site;
frequency of other servicing vehicles such as refuse collections;

c)
d)
e)
f)

The measures to be taken to ensure that there are no noisy external waste movements after
21:00 hours
dimensions of delivery and servicing vehicles;
proposed loading and delivery locations; and
a strategy to manage the impacts of vehicles and the movement of goods and waste when
servicing the site with specific controls to manage the impacts for early morning deliveries
from 06:30 to 07:30am

Reason: To ensure that the delivery arrangements to the building as a whole are appropriate and to limit
the effects of the increase in travel movements (Policy T8 of the Lambeth Local Plan 2015).
20

Kitchen flue and extraction

The use of the “flexible” restaurant or bar unit (use class A3/A4) hereby permitted shall not commence
until details and full specifications of fume extraction and filtration equipment, an ongoing maintenance
plan (including elevational drawings) have been submitted to and approved in writing by the local
planning authority. The use hereby permitted shall not commence until the approved details are fully
implemented. The approved fume extraction and filtration equipment shall thereafter be retained and
maintained in working order for the duration of the use in accordance with the approved details.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan 2015)
21

Plant layout and ventilation standards

Prior to the commencement of building works above ground, full details (including elevational drawings)
and a tabulated Schedule of any proposed internal and external plant equipment and trunking, including
building services plant, ventilation and filtration equipment and commercial kitchen exhaust ducting /
ventilation, shall be submitted to and approved in writing by the Local Planning Authority. All flues,
ducting and other equipment shall be installed in accordance with the approved details prior to the use
commencing on site and shall thereafter be maintained in accordance with the manufacturer's
instructions.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future
residential occupiers or of the area generally (Policy Q2 of the Lambeth Local Plan 2015).
22

Plant acoustic assessment

The installation of the air conditioning plant hereby approved shall be undertaken in accordance with
the submitted plans and specifications as detailed in the Clarke Saunders Plant Noise Impact
Assessment report, dated 16th November 2018, reference Report AS10581.180616.NIA1.1. A post
installation letter report confirming compliance with the standards approved shall be submitted within 28
days from installation to and approved in writing by the local planning authority. The approved details
and attenuation measures shall be permanently retained and maintained in working order for the
duration of the use and their operation.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the
London Borough of Lambeth Local Plan (2015)).

23

Noise assessment and Insulation

Prior to the commencement of any above ground floor works, a scheme of noise assessment mitigation
and validation monitoring of the “flexible” restaurant or bar unit (use class A3/A4) for entertainment
hereby permitted shall be submitted to and approved in writing by the Local Planning Authority. The
scheme of works shall include supporting drawings and calculations provided by a suitably qualified
person and must derive details of insulation and a system of amplified noise control that shall ensure
that operational noise levels from the commercial use do not exceed NR25 within potentially adversely
affected residential or other noise sensitive locations. The activities to be considered shall include the

holding functions and the playing of live or amplified music within the development. The scheme must
include details of:
a)

b)
c)
d)

the work to be undertaken including but not limited to provision of lobby doors at each main
entrance to control noise break out and measures to mitigate flanking noise and insulate
service penetrations into adjoining residential units;
at least 3 validation visits to monitor compliance and quality of the mitigation work;
the key stages where photographic evidence will be provided to document the work and a
post completion noise test prior to commencement of operations;
The maximum noise level at which music shall be played in the premises. The completed
post completion validation report detailing compliance with the above shall be submitted to
and approved in writing by the Local Planning Authority prior to occupation. The measures
as approved shall thereafter be permanently retained.

Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan (2015).
24

Noise control and management

Prior to occupation of the flexible use unit (use Class A3/A4), a scheme of noise control shall be
submitted to and approved in writing by the local planning authority. The scheme shall be written by a
suitably qualified person and shall specify but not be limited to;
a)
b)
c)
d)

the noise level at which amplified music will be played
the frequency with which live music shall be played
the control measures that will be used and
details of the complaint recording and management plan.
The scheme shall not rely on BS4142 as the metric for compliance and must take due
account of the bass frequency characteristics and the detailed scheme of noise
assessment approved in condition 23 above. The approved plan shall thereafter be
maintained and adhered to for the duration of the use

Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan 2015).
25

Customer management plan

The use hereby permitted shall not commence until a customer management plan has been submitted
and approved in writing by the local planning authority. This should include but not be limited to, hours
of operation, management responsibilities during all operating hours, measures to control noise from
live and amplified music (including the screening of sporting events and public address systems) and
minimising the effects of patrons coming and going from site and demonstrating how customers leaving
the building will be prevented from causing nuisance for people in the area. The use hereby permitted
shall thereafter be operated in accordance with the approved details.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of
the Lambeth Local Plan 2015).
26

Hours of operation

Customers are not permitted on the “flexible” restaurant or bar unit (use class A3/A4) other than within
the following times:
08:00 Hours to 23:00 Hours – Monday through to Thursday.
08:00 Hours to 23:00 Hours – Fridays and Saturdays.
10:00 Hours to 21:00 Hours – Sundays, Bank Holidays or Public Holidays.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan (2015)
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Third floor roof terrace

The roof terrace located at third floor level on the west side elevation hereby permitted shall not be
used outside of 8:00 and 18:00hours from Monday to Friday and shall not be accessed and used at all
on Saturdays, Sundays or Bank Holidays.
Reason: to protect the residential amenities of the neighbouring properties. (Policy Q2 of the Lambeth
Local Plan (2015)
28

Non-road mobile machinery (NRMM)

No demolition or development shall commence until all non-road mobile machinery (NRMM) to be used
on site has been registered at ‘https://nrmm.london/user-nrmm/register’ and that all registered NRMM
is compliant with the NRMM Low Emission Zone requirements.
Reason: To ensure that air quality is not adversely affected by the development.
29

Demolition and construction management plan

No demolition or development shall commence until full details of the proposed construction
methodology, in the form of a Method of Construction Statement, have been submitted to and approved
in writing by the local planning authority. The Method of Construction Statement shall include details
regarding:
a)
b)
c)
d)
e)
f)

The notification of neighbours with regard to specific works;
Advance notification of road closures;
Details regarding parking, deliveries, and storage;
Details of measures to prevent the deposit of mud and debris on the public highway; and
air quality and dust management plan (AQDMP); and
Any other measures to mitigate the impact of construction upon the amenity of the area and
the function and safety of the highway network.

No demolition or development shall commence until provision has been made to accommodate all site
operatives', visitors' and construction vehicles loading, off-loading, parking and turning within the site or
otherwise during the construction period in accordance with the approved details. The demolition and
development shall thereafter be carried out in accordance with the details and measures approved in
the Method of Construction Statement.
Reason: Development must not commence before this condition is discharged to avoid hazard and
obstruction being caused to users of the public highway and to safeguard residential amenity from the
start of the construction process (policies 7.14 of the London Plan (2015); and policies T6 and T8 of the
Lambeth Local Plan (2015)).
30

Basement method statement and flood risk

No development shall take place until a Basement Method Statement and Flood Risk.
Assessment have been submitted to and approved in writing by the Local Planning Authority.
This statement shall include details regarding:
a)
b)
c)
d)
e)
f)

Detailed site-specific analysis of hydrological and geotechnical local ground conditions;
Analysis of how the excavation of the basement may impact on the water table and any
ground water floor, and whether water perched is present;
Details of how flood risk, including risk from groundwater has been addressed in the design,
including details of any proposed mitigation measures;
Details of measures proposed to mitigate any risks in relation to land instability;
Demonstration of how cumulative effects have been considered;
A comprehensive non- technical summary document of the assessments provided and
information submitted against (a) to (e) of this condition.

Reason: Development must not commence before this condition is discharged to avoid hazard in relation
to land instability and increased flood risk caused by the basement excavation (Paragraph 121 of the
National Planning Policy Framework 2012 and Policy EN5 of the Lambeth Local Plan (2015).
31

Preliminary risk assessment

Prior to commencement of the development, an unexploded ordnance survey shall be undertaken to
establish whether there is any unexploded ordnance. The findings shall be provided as part of a
preliminary risk assessment and shall be submitted to and approved in writing by the Local Planning
Authority. The scheme shall include details of any necessary mitigation measures and the approved
mitigation measures shall be implemented as such.
Reason: In the interest of public safety.

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 7 (Secured by Design Certification), a Secured by Design inspection must take
place and the resulting Secured by Design certificate is required by this condition.
7.
In relation to condition 19 (Delivery and servicing management), the plan shall detail what measures
shall be provided to mitigate the impact to a minimum of all deliveries to the site that take place between the
hours of 06:30 and 07:30 in accordance with DEFRA guidance on quiet delivery schemes
8.
In relation to Condition 21 (Plat Layout and ventilation system) is expected to support the applicant’s
acoustic consultant in delivery of the BS4142 assessment required in condition 21 by providing a schedule of
the type and location and performance of plant to be installed.
9.
In relation to condition 29 part (e) 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.
10.
In relation to condition 28, information about the non-road mobile machinery (NRMM) Low Emission
Zone requirements please visit ‘http://nrmm.london/nrmm’

Yours sincerely
Rob Bristow

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

Date printed: 20th February 2019

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

Appendix 2: List of consultees (statutory and Other Consultees)
-

Arboricultural Officer

-

Bioregional
Brixton Business Improvement Districts

-

CIL/S106 Team
Clapham Business Improvement District (CBID)

-

Conservation & Urban Design

-

Development Control Department Thames Water
EHST Noise Pollution

-

Employment And Skills
Environment Agency

-

Ferndale Residents Assoc
Flooding - SUDS

-

Highway Team Lambeth

-

Lambeth Housing Services
Met Office And Licensing

-

Planning Policy
Public Protection & Regulatory Services

-

Regeneration Team Bishop Ward
Transport Lambeth

-

Regulatory Services - Food Safety

-

Sustainability Team On Air Quality
TFL Road Network Development (non-referable)

-

Veolia Waste Lambeth Planning App
Ward Councillors

-

Design Out Crime Officer

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to
SPGs, SPD and other relevant guidance
London Plan (2016) policies:
-

Policy 1.1: Delivering the vision and objectives for London

-

Policy 3.1 Ensuring equal life chances for all
Policy 4.1 Developing London’s economy

-

Policy 4.7 Retail and town centre development
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 5.16 Waste net self-sufficiency
Policy 5.17 Waste capacity

-

Policy 5.18 Construction, excavation and demolition waste

-

Policy 5.21 Contaminated land

-

Policy 6.1 Strategic approach

-

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 7.9 Heritage-led regeneration

-

Policy 8.2 Planning obligations
Policy 8.3 Community infrastructure levy

Lambeth Local Plan (2015) policies:
-

D4 Planning obligations

-

D5 Enforcement
ED3 Large offices (greater than 1,000 m2)

-

ED6 Town centres

-

ED7 Evening economy and food and drink uses
T1 Sustainable travel

-

T3 Cycling
T6 Assessing impacts of development on transport capacity

-

T7 Parking
T8 Servicing

-

EN1 Open space and biodiversity

-

EN4 Sustainable design and construction
EN5 Flood risk

-

EN6 Sustainable drainage systems and water management
EN7 Sustainable waste management

-

Q1 Inclusive environments
Q2 Amenity

-

Q3 Community safety

-

Q5 Local distinctiveness
Q6 Urban design: public realm

-

Q7 Urban design: new development
Q8 Design quality: construction detailing

-

Q9 Landscaping
Q10 Trees

-

Q12 Refuse/recycling storage

-

Q13 Cycle storage
Q17 Advertisements and signage

-

Q22 Conservation areas
Q23 Undesignated heritage assets: local heritage list

-

PN3 Brixton

Supplementary Planning Documents (SPDs) & Other Relevant Documents:
Lambeth
-

Advertising & Signage Guidance
Brixton Conservation Area Statement 2012

-

Refuse & Recycling Storage Design Guide

-

Waste Storage and Collection Requirements - Technical Specification
Air Quality Planning Guidance Notes

-

Employment and Skills 2018

London Plan Supplementary Planning Guidance (SPG)
-

Culture and Night Time Economy

-

The control of dust and emissions during construction and demolition (July 2014)

-

Town Centres (July 2014)
Sustainable Design and Construction (April 2014)

Appendix 4: Other relevant Plans and Photos

Figure 16 - existing view of the corner of Bellefields road and Stockwell Avenue

Figure 17 - Proposed view of the corner of Bellefields Road and Stockwell Avenue

Figure 18 - Existing view at Stockwell Avenue

Figure 19 - Proposed view at Stockwell Avenue (CGI)

Figure 20 - Proposed basement plan

Figure 21 - Proposed ground floor plan

Figure 22 - Proposed first and second floor plan

Figure 23 - proposed third and fourth floor plan

Figure 24 - Proposed roof plan

Figure 25 - Proposed front elevation (Bellefields Road)

Figure 26 – Proposed secondary front elevation (Stockwell Avenue)

Figure 27 - Proposed rear elevation (south)

