ADDRESS:
Lambeth Methodist Mission, 3 - 5 Lambeth Road London SE1 7DQ
Application Number: 18/03890/FUL
Case Officer: Rozina Vrlic
Ward: Bishops
Date Received: 31.08.2018
Proposal: Demolition of the existing building and redevelopment of the site to erect a Part 1/4/12
Storey (plus basement) building for the Lambeth Methodist Mission (Class D1) with ancillary café,
two residential dwellings (Class C3) and hotel (Class C1) (137 beds) with ancillary bar and
restaurant, with associated cycle parking and hard and soft landscaping.
Applicant: Lambeth Developments Ltd
Agent: DP9 Planning Consultants
RECOMMENDATION
1. Resolve to refuse planning permission for the reasons set in appendix 1 of the officer
report.
2. If 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.
In the event that Committee resolve to grant conditional planning permission subject to the
completion of an agreement under Section 106 of the Town and Country Planning Act 1990
(as amended) containing the planning obligations listed in this report and any direction as
may be received following further referral to the Mayor of London.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).
In the event that Members resolve to grant planning permission that the Section 106
Agreement is not completed within (3) 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:
Conservation Area
Flood Zone
Neighbourhood Planning Areas

LAND USE DETAILS
Site area (ha):

1.28

CA50 : Lambeth Walk China Walk Conservation
Area
Zone 2/3
Kennington Oval And Vauxhall Forum (KOV)

NON-RESIDENTIAL DETAILS
Use Class

Use Description

Existing

D1

Proposed

C3
D1

Non- residential
institutions
Residential
Non- residential
institutions
Hotel
Residential

C1
C3

Floorspace (m2)
(Gross Internal Area)
1138.4
198.4
1258.0
5142.5
230.0

RESIDENTIAL DETAILS

Residential
Type

No. of bedrooms per unit

Studio
Existing

Proposed
On-Site

1

2

Affordable
Private/Market
Total

3

4

Total
Habitable
Rooms
Total
0
7
7

2
2

0

Affordable
Rented
Social Rented
Intermediate
Private/Market
Total

0
0
7
7

2
2

NON-CONVENTIONAL RESIDENTIAL & VISITOR ACCOMMODATION

Existing

Proposed

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

Bedrooms/Units
N/A

Floorspace (m2)
N/A

137

5142.5 (GIA)

PARKING DETAILS
Car Parking Spaces
(General)

Existing

Resi
0

Commercial
0

Visitor
0

Car Parking Spaces
(Disabled)
Resi
0

Commercial
0

Visitor
0

% of
EVCP

Bike
Spaces

Motorcycle
Spaces

0

0

0

Proposed

0

0

0

0

1

0

0

38 (14
Long
stay and
24 short
stay)

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with (3) of the Committee’s terms of reference as it relates to applications which the
Assistant Director of Planning and Development wishes to refer to the committee.
1

THE APPLICATION SITE

1.1

The Site is located on the Northern corner of Lambeth Road and Lambeth Walk, to the South of
Waterloo.

1.2

The Site currently comprises the Lambeth Methodist Mission (Use Class D1), an early post-war
church and hall designed in the late 1940s and erected in 1950 on the site of the Lambeth Methodist
Church (founded on the site in 1739 and destroyed by a V2 rocket in 1945). The original Georgian
church had a brick façade with arched openings.

1.3

The complex comprises a gabled post-war church with steeply pitched roof and a three storey flat
roofed community hall connected to the church by a two storey link. The buildings are constructed of
inexpensive grey-brown brick reflecting the shortage of materials at the time, with Scandinavian
‘Modern’ references. These materials and the form of the buildings are typical of churches of the postwar period. The only exceptional feature is of a large figurative sculpture ‘The Word’ on the façade of
the hall which is of aesthetic / design interest and worthy of retention.

2
THE SURROUNDING AREA
2.1
The surrounding area comprises of residential to the north and west. To the north opposite the site on
Lambeth Road are three storey residential dwellings (with basement in some instances). No. 17
Lambeth Road is located to the west of the site on the opposite side of Lambeth Walk, it comprises
residential within a four storey building, beyond that is 1-15 Spode House five storey (plus roof
accommodation) residential block. China Walk Estate China Walk Estate (four storeys plus attic) is
beyond it to the south.
2.2

Student housing (International House) 10 storeys plus plant room is located east adjacent to the site
along with Lambeth Tower a residential building with tower elements at 10, 11 and 12 storeys. The
Lambeth Walk Group Practice and Kings College Maths School is a two storey building (three storey
central element) located immediately to the south. A five storey hotel operated by Days Inn is located
to the north on the junction of Lambeth Road and Kennington Road.

2.3

The Site is located on the edge of the Lambeth Walk and China Walk Conservation Area. The
Lambeth Walk and China Walk Conservation Area contains a range of historic buildings. Whilst there
are a handful of 18th Century properties on Walnut Tree Walk, the majority of properties on Lambeth
Walk date from the 19th Century. The remaining part of the CA is the inter-war China Walk Estate
which is an attractive LCC Estate is characterised by large scale arrangement of walk-up flats in the
Georgian style. In spite of the wide range of building ages there are shared characteristics – the vast
majority of buildings in the conservation area are brick built with punched, rectilinear window openings
and all have a formal / conventional relationship to their street frontages. The only post-war buildings
in the conservation area are the former Lambeth baths and the adjoining Lambeth Mission (application
site).

2.4

Along with the church, much of the south side of Lambeth Road was destroyed during WWII and the
post-war church is of the same post-war period as the adjoining tall buildings to the east (towards
junction with Kennington Road) and the Lambeth Walk Estate to the west; but these are outside the
conservation area. This south side of Lambeth Road therefore has a mixed modern character. The

only Victorian building to survive being the former Lambeth Walk PH on the other side of the junction
with Lambeth Walk.
2.5

Lambeth Road, which is a borough road, forms part of the Strategic Road Network (SRN) and the
nearest part of the Transport for London Road Network (TLRN), St Georges Road, lies around 400
metres from the site. The site has excellent public transport accessibility (PTAL-6b) and is located
within a Controlled Parking Zone Kennington (K).

2.6

The site is located outside to the south of the Central Activities Zone (CAZ) – the boundary runs along
the middle of Lambeth Road. The Waterloo Opportunity Area and Vauxhall Opportunity Areas are
located to the north and south east/west of the site.

3

PROPOSAL

3.1

The proposed development seeks the demolition of the existing building and redevelopment of the site
to erect a Part 1/4/12 Storey (plus basement) building for the Lambeth Methodist Mission (Class D1) A
church (place of worship) with flexible community spaces would be provided including an ancillary
café. Two residential dwellings (Class C3) are to be re-provided and a new use introduced onto the
site, a 137 bed hotel (Class C1) use that would include ancillary bar and restaurant.

3.2

The proposal would include associated cycle parking, refuse and recycling stores and hard and soft
landscaping and an amenity space on the roof of the single storey building element.

4

Detail of the Proposal

4.1

The proposed developmentl comprises of a new building that would be part 1/4/12 Storey (plus
basement). The part single storey element would rise to a maximum height of 08.790m above ground;
part four storey would rise to a maximum height of 19.290m (top of parapet ffl) above ground and
would comprise of the church - Lambeth Methodist Mission, flexible community spaces and 2 x
residential dwellings. The 12 storey element would rise to a maximum height of 39.562m (top of roof)
and 41.362m (top of parapet) above ground and would comprise of the hotel use.

4.2

The church building would have a staggered building line fronting Lambeth Road. The inset element
would be setback approx. 4.11m increasing to 5.09m approximately. The main part of this element
would be set back 2.11m approximately decreasing to 1.73m approximately from the front boundary.
The proposed building footprint would move further forward of the existing building line fronting
Lambeth Walk and would be set away from the boundary by 300mm approximately.

4.3

The church building would comprise of a church lobby, ancillary café/kitchen, ancillary office, vestry
and flexible community space on the ground floor. The first floor would include flexible community
space and access onto the roof of the single storey element that would contain a communal roof
garden. Flexible community space would also be located on the second floor. All the floors within the
church building can be accessed via lift and stairs. Plant and storage areas would be located within
the basement. The entrance to this building would be from Lambeth Road.

4.4

The two residential dwellings would be located on the third floor of the Lambeth Methodist Mission
element. This would include a 108.3sqm 3 bed 6 person dwelling with a private terrace garden
(46.5sqm) and an 82sqm 3 bed 4 person dwelling with a 5.1sqm inset balcony. Separate access is
proposed for the residential units to the rear of the building off Lambeth Walk.

4.5

The footprint of the hotel element at the front would sit further forward than the existing church building
line at this part. The building line at this part would increase towards the front of the site fronting
Lambeth Road by varying degrees up to 5m. The proposed hotel building would be setback from the
front boundary at its closest point by 1.84m approx. increasing to 2.29m approx. The eastern side

elevation facing international house would be set back 3m approximately following the existing
building line along this side.
4.6

The hotel building comprises of an ancillary bar/restaurant area, reception area, storage areas, office
and goods handling area all located on the ground floor. The ancillary restaurant would also be partly
located within the basement including the kitchen area. The hotel bedrooms would be located on the
upper floors. The first floor would also include a team room, changing room and linen handling room
with a laundry room located on each of the upper floors. The upper floors where the hotel rooms are
located would be accessed via lift and stairs, both located near the entrance to the building. The
entrance to the hotel would be located along the eastern side of the building adjacent to International
House. Plant and PV panels are proposed on the roof. A goods handling area is proposed towards the
rear of the building with a lift servicing the basement/groundfloor.

4.7

17 cycle parking spaces are proposed for the hotel comprising of seven long stay and 10 short stay
space. The seven long stay spaces are located internally at basement level within the hotel building.
The 10 short stay spaces are located externally to the rear of the building adjacent the deliveries and
staff entrance.

4.8

A total of 15 spaces are proposed for the church comprising of three long stay and 12 short stay
spaces and for the residential element 6 spaces are proposed, comprising of four long stay and two
short stay spaces. 7 cycle spaces are proposed internally within a store at basement level. The 14
short stay spaces would be located externally, a location is indicated to the front of the site.

4.9

There are two separate designated refuse storage areas, one for the church / residential uses and one
for the hotel use. Within the proposed church building a refuse store is located on the ground floor at
the rear of the building for church/ residential uses. It would comprise of 1 x 360L Wheelie Bin (waste)
and 1 x 240L Bin (recycling) for the residential element and 5 x 1100L Eurobins (4 waste and 1
recycling) for the church. The hotel waste and recycling store would be located within the basement of
the taller building. It would comprise of 8 x 1100L Eurobins (2 x general waste and 6 x mixed
recycling) and 10 x 240L Wheelie bins (5 x glass recycling and 5 x food waste bin).

4.10 One disabled parking space is proposed towards the rear of the building adjacent International house.
It would be accessed via a service yard located to the rear of the building.
4.11 The Lambeth Methodist Mission have submitted letters (dated 23/08/2018 and January 2019 – both
attached at Appendix 4). The letter dated August 2018 provides an overview of the Lambeth Methodist
Mission, their values, vision and outlines in their view why this redevelopment is needed in partnership
with a hotel development, and the impact that the redevelopment of the church would have on the
facilities and services offered by the Lambeth Methodist Mission. The letter dated January 2019
provides details on the revenue that would be received from the partnership and how that would be
spent.
5
5.1

Amendment(s)
The following amendments were received:
 26/11/2018 – revised floorplans received regarding accessible rooms to respond to GLA
Stage 1 response and an annotation added to identify the retained ‘The Word’ sculpture in
response to Conservation and Design officer’s comments.
 04/012/2018 – BREEAM Pre-Assessment for Hotel and Church received in response to
Sustainability consultant’s comments.
 29/12/2018 – revised drawings received in response to officer’s comments. Internal daylight
and sunlight assessment submitted for the two residential units.
 09/01/2019 – cover letter submitted with correct date
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11/01/2019 – Letter dated January 2019 provides details on the revenue that would be
received by the church and how that would be spent.
22/01/2019 – Transport Statement Addendum received in response to Transport Officer
Comments.

Planning Performance Agreement

6.1

The applicant indicated their willingness to enter into a Planning Performance Agreement (PPA) with
the Council early in 2017 and a draft PPA was circulated. The first pre-application letter note from the
LPA outlined that the PPA process would normally only be entered into provided the principle of the
development was considered acceptable. The principle of a hotel use of this scale on this site was not
be supported in land-use terms and therefore officers were unable to enter into a PPA with the
applicant.

6.2

Notwithstanding the in-principle land use objections, Officers had three formal pre-application
meetings (13 June 2017; 13th March 2018 and 16th May 2018) with the applicant to discuss the
scheme. These meetings were followed by written advice. The advice continued to indicate that the
principle of a hotel use of this scale on the site could not be supported in land-use terms. Officers
suggested that the applicant consider providing a mixed use scheme for the site where the primary
use of the site (after the reprovision of the Class D1 floorspace) was Class B1(a) office space which
may include a smaller scale hotel above.

6.3

The application will be presented at a Technical Briefing on 25th February 2019 in order to provide
more detailed information about the scheme in advance of PAC.

7
7.1

8
8.1

RELEVANT PLANNING HISTORY
There appear to be no planning applications on this site that are considered relevant to the
assessment of this proposal.
CONSULTATIONS
Statutory External Consultees
Environment Agency– No objection subject to Informative
Historic England – On the basis of the information available to date, they do not wish to offer any
comments. they suggest that we seek the views of your specialist conservation advisers, as relevant.
Historic England (Archaeology)– No objection subject to pre commencement condition for submission
of a Written Scheme of Investigation (WSI)
Transport for London – No objection subject to conditions and s106 obligations.
They did ask for further clarification on the following:


The number of disabled parking spaces, draft London Plan policy requires at least one BB
space to be available for the hotel and two for the church use, either on or off street. The onsite disabled space should have an electric vehicle charging point.

TfL on the point of cycle hire advised that the ‘the transport assessment states that there will be no
impact on cycle hire capacity. However, it does not appear to have an assessment of the current
usage of the nearby docking stations, so it is not clear how this conclusion can be reached. Also,

TfL is seeing an increase in the level of casual use of the network in central London and we have
found hotel uses, particularly of the type proposed, does increase local demand for cycle hire. As
such, I will seek advice from colleagues in TfL Cycle Hire team and provide further guidance in the
near future. Need to check this with TfL’. Officers have followed up on this with TfL but as yet have
no response on this point.
The applicant’s response to TfL comments and Transport Statement Addendum received by officers
was sent to TfL. They advised that they will provide a further formal response for referable
applications via the Mayor’s Stage 2 report but the applicant can be informed that they are not
requiring any further information at this stage.
Tfl Advised of the following conditions to be included:
 Require a Legible London signage strategy submitted for approval
 Delivery and Servicing Plan, Construction Management Plan and Hotel Travel Plan secured.
TfL advised of the following obligations secured via s106 agreement to make the development
acceptable:
 Comparative Healthy Streets assessment check is carried out before, after, prior to the
stopping up order being approved.
 £10,000 contribution towards local Legible London signage provision and refresh in the wider
area
Greater London Authority (GLA) – Supportive of the proposal subject to clarification on some points:
Principle of development: The redevelopment of the site, which is adjacent to the CAZ and within
proximity of the Vauxhall Nine Elms, Waterloo and Elephant & Castle Opportunity Areas, to re-provide
the Lambeth Mission and St. Mary’s Church and a hotel is supported in strategic planning terms
Heritage, urban and inclusive design: The approach to design is broadly supported and the proposed
development would not harm the conservation areas and other heritage assets in the vicinity or impact
on LVMF) View 27B: Parliament Square: North Pavement; the number of wheelchair accessible hotel
bedrooms, however, must be amended to comply with London Plan Policy 4.5 and draft London Plan
Policy E10.
Climate change: The carbon dioxide savings for the domestic element fall short of the London Plan
and draft London Plan targets; therefore, the applicant must explore additional measures aimed at
achieving further carbon reductions. The approach to flood risk management is broadly supported;
however, the surface water strategy does not comply with London Plan Policy 5.13 and draft London
Plan Policy SI13. The applicant must demonstrate that the strategy has given appropriate regard to
the drainage hierarchy and greenfield run-off rate (paragraphs 22-23).
Transport: Broadly supported; however, revisions or clarifications relating to Blue Badge parking and
the impact on cycle hire capacity must be provided.
The following secured by condition or s106 agreement:
A comparative Healthy Streets assessment check required, a delivery and servicing plan, construction
management plan and hotel travel plan.
Secure by Design– No objection subject to conditions SBD measures and Secure by Design
Certification
London Borough Southwark – No objection is raised to the proposed development.
Other London Boroughs etc.

8.2

Other Consultees
Lambeth Towers and Lambeth Road Tenants and Residents Association raised concerns with the
proposal as follows:
 Concerned the proposed hotel construction will impact on sunlight, light and outlook from the
residential occupiers of Lambeth Towers which is situated close by.
 Lambeth Towers will be overlooked by the occupiers of the hotel, and will therefore lose their
privacy.
 Noise, traffic and overall movement levels are likely to be considerably increased by
construction of a hotel on this site, which residents find undesirable.
 See a need for more new home building projects in the area.

8.3

Adjoining owners/occupiers

8.3.1

A site notice was displayed from 28.09.2018 to 19.10.2018 and the application was advertised in the
local paper on 28.09.2018. The formal consultation period ended on 19.10.2018. Following
amendments to the scheme the development was not re-consulted in this instance given the nature
of amendments. The changes do not result in a development that would appear noticeably different
to what interested parties have seen or could result in an impact on the amenity of occupiers of
adjoining properties.

8.3.2

Seventeen representations were received during the consultation period. Twelve were in support,
five were in objection. A petition with twenty signatories in support of the proposal was also
received. A summary of the concerns raised is set out below:
Summary of objections
Response
Land Use
There are currently a number of hotels in an
Refer to para 10.19-10.86 for discussion
extremely small area, which remains
predominantly residential.
The proposal fails to take into account the
cumulative effect of hotels nearby and their
impact on local amenity. It would undermine
the local culture and reduce its diversity.
There cannot be any justification for yet more
hotel rooms, or bars.
The Hotel would be against the wishes of the
local population as expressed in a recent
survey conducted by the council. It would
also be contrary to the draft local plan.
Residents want to see more housing.
There are already too many hotels in the area
- with large numbers recently added.
Shouldn't we have more residential and
offices for balance instead? Many local shops
are turning into tourist gift shops – residents
are losing amenities.
Amenity
This development would impact on natural
light received to dwellings on the opposite
side of the road.
This will block already scarce light to all the
nearby houses (e.g. opposite).

Refer to para 10.19-10.86 and 10.88 for
discussion

Refer to para 10.19-10.86 and for discussion
Refer to para 12.19-12.86 and 10.88 for
discussion

Refer to paragraphs 14.2-14.65 for discussion

Refer to paragraphs 14.2-14.65 for discussion

The light report is hidden in the planning
document.
The affected properties are directly facing
Lambeth Mission and currently enjoy levels of
daylight and sunlight amenity that are
uncharacteristically high for this type of area
due to taking the vast majority of their light
from over the comparatively low-rise existing
Methodist Church.
The proposal would impact on light received
significantly to affected rooms and windows
that serve spaces that are considered to have
a lesser requirement for daylight and sunlight
amenity by the BRE report, such as
bedrooms, with the main living space
remaining BRE compliant or retaining values
that are in-line with expectations of occupants
in urban areas.
The tower element of the proposal would
reduce VSC in multiple neighbouring
properties below BRE standards thereby
reducing the local amenity and impacting
disproportionately on local residents.
The proposed tower element is overbearing
on neighbouring properties
Design
There cannot be any justification for, multi
storey buildings.
The 'townscape and visual impact
assessment' document avoids showing any
images of what would be seen by all those
very close to the proposed tall building, e.g.
opposite the site. It mostly shows views from
a distance - but only with trees with full leaf
cover in place.
The proposed cladding of the tower element
is not in keeping with the locality and is not
visually interesting.
The bulk, scale/mass of the tower element
fails to adequately preserve or enhance the
prevailing local character.
The overall height, bulk and massing of all
three towers should be considered together.
The proposed development needs to step
down from Lambeth towers and international
house towards Lambeth Walk rather than
compete with them.

A separate daylight and sunlight assessment
was submitted and included an assessment of
surrounding properties. Refer to paragraphs
14.2-14.65 for discussion

Refer to paragraphs 14.2-14.65 for discussion

Refer to paragraphs 14.2-14.65 for discussion

Refer to paragraphs 14.2-14.65 for discussion

Refer to paragrghs 11.31-11.36 for discussion
Pages 80 and 90 of the submitted design and
access statement illustrate the proposal at
street elevation Lambeth Road and Lambeth
walk. Refer to paragrghs 11.58-11.60 for
discussion

Refer to paragrghs 11.31-11.36 for discussion

Refer to paragrghs 11.31-11.36 for discussion

The tower element of the proposal does not
respect or reinforce the positive
characteristics of the area in terms of height.
Lambeth towers and international house are
exceptions and, unlike this proposed
development, not inside the conservation
zone.
The proposed height should not exceed the
neighbouring towers.
It is unclear from the planning application if
consideration has been given to protected
local views (particularly View E towards to
Lambeth Palace).
The proposed tower element does not make
a positive contribution to the townscape or
skyline. It is relationship with Lambeth towers
and international house undermines the
overall design.
The proposed tower element would not meet
the requirement of design excellence to justify
such a significant change in a conservation
zone.
Transport
The proposed hotel element does not make
adequate provision for taxis or coaches.
Local experience from the Marlin Hotel on
Westminster bridge road shows that Taxi
drop offs on an arterial road is a problem.
There is a risk that taxis and coaches will
conflict with the bus stop - I.e compounding
an existing but intermittent problem.
Other
This is overtly commercial for a religious
organisation to be doing, at the expense of
residents.
The design of the proposed benches would
encourage rough sleeping and would fail to
design out anti-social behaviour in the local
area.
8.3.3

Refer to paragrghs 11.58-11.60 for discussion

Refer to paragraphs 13.17-13.19 for
discussion

Refer to paragraphs 13.24 – 13.57 for
discussion.

Refer to paragraphs 17.26-17.29 for
discussion.

Refer to paragraph 10.108 for discussion

The application does not proposes any outdoor
benches on street elevations.

The comments received in support of the proposal are as follows:
 The existing church is outdated, dilapidated and in need of redevelopment
 The new church would provide important community facilities and guarantee the long-term
future of the church.
 The hotel ideally located near to major tourist attractions and excellent transport links, would
also bring significant new investment to the area, helping local businesses and providing
new jobs
 The building needs to be upgraded to support today's people, allow access for disabled
people to reach all floors.
 Affordable flats within that allow teachers / health workers to live within the area.
 The flats at present they need to be upgraded to be more serviceable.
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Recent Government announcements have suggested that the State will pay for 'patients' to
be prescribed community activities to reduce loneliness and isolation etc. The church has
consistently provided such services for young and old alike, the Lambeth Mission being no
exception. The new building has been designed to enable the continuation and development
of such provisions for all members of the local community, church members or not.
The extension and diversification of services for the local community will be enabled by the
proposed development both by the design of the new church and the building of the hotel on
the current site.
The hotel will provide accommodation for the constantly increasing numbers of tourists
visiting London throughout the year, provide new opportunities for employment in the locality
and, perhaps above all, enable The Methodist Mission to meet the aspiration of Government
Policy with regard to community care with a wide variety of activities, at no cost to the Tax or
Community Charge payer. This must surely be a continuing and very relevant contribution to
the lives of people in this part of North Lambeth, offered freely by the church, the history of
which, in terms of social service here, has no better exponent.
A new building would attract people to it especially the younger people. Create jobs for the
community.
The Methodist church has to have funds and raise them themselves to keep it going
Attract new church goers with the variety of projects offered

POLICIES

9.1

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).

9.2

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 undergoing Examination in
Public and is a material consideration that should be weighed up in planning decisions. Officers
consider that this should be afforded limited weight at this stage. The Lambeth Local Plan is currently
under partial review to ensure it complies with amendments to changes in the NPPF and London Plan.
The Local Plan review is timetabled to follow the programme for the Draft London Plan. Consultation
for the Draft Revised Local Plan commenced on 22nd October 2017 and concluded on 17th December
2018. The proposed amendments to the Local Plan carry limited weight at this stage.

9.3

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

9.4

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

ASSESSMENT
10

Land Use

10.1 Church with flexible community uses (D1)
10.2 Policy S1 (b) of the Lambeth Local Plan (2015) states existing community premises and land formerly
in use as community premises, will be safeguarded unless it can be demonstrated that either:
i) There is no existing or future need or demand for such uses, including reuse for other community
services locally and adequate alternative accommodation is available to meet the needs of the area;
or
ii) Replacement facilities are proposed on or off site of the same or better size and quality to serve the
needs of the area; or
iii) Development of the site/premises for other uses, or with the inclusion of other uses, will enable the
delivery of approved strategies for service improvements.
10.3 The applicant’s design and access statement includes an existing accommodation schedule which
indicates the following:
Total

Gross Internal Area (GIA)

Net Internal Area (NIA)

Building

1336.8sqm

900.7sqm

Community Use (D1)

1138.4sqm

737.2sqm

Residential (C3)

198.4sqm

163.5sqm

Figure 1 Existing Church Building (Source: Design and Access Statement)
10.4 The existing accommodation schedule/plans indicate the areas are used predominately as a church
with community spaces. A site visit to see inside the building was undertaken by officers on the
08/01/2018. At that visit there was indication from the Church advisor that rooms on the first floor and
a room on the second floor adjacent the residential units were being used as office spaces. The agent
confirmed in an email dated 09/01/2018 the nature of the current offices on site were designed as
ancillary office/back of house/admin functions of the Church. That some of this space is currently let
out to Church related charities and organisations (some rent free and part (Church newspaper) for
rental). Office space ancillary to the function of the church/community use is acceptable however any
use of rooms as independent offices not associated with the church/community activities currently
would be considered a separate planning unit and require planning permission to change the use.
10.5 The proposed accommodation schedule included within the design and access statement indicates
the following:
Total

Proposed Gross Internal
Area (GIA)

Proposed Net Internal Area
(NIA)

Building (Lambeth Methodist
Mission)

1488.0sqm

946.9sqm

Community Use (D1)

1258.0sqm

765.3sqm

Residential (C3)

230sqm

181.6sqm

External Amenity Space
Community Use (D1)

168sqm

Figure 2 Proposed Church Building (Source: Design and Access Statement)

10.6 The above Figure 1 indicates that the existing church building is 1138.4sqm (GIA) and the proposal
will re-provide 1,258sqm (GIA) of D1 floorspace. Whilst there is an increase in the quantum of
floorspace by 120sqm (GIA) approx. It should be noted that this replacement space includes, cycle,
changing/shower rooms located at basement level and the waste storage area located on the
groundfloor within the basement (approx. 90sqm GIA). There is also a break out space on the first and
second floor of 26sqm that is included within the D1 floorspace. It should be noted that this also
serves as corridors for each of the floors and on the first floor leads onto the outdoor amenity garden.
As illustrated in Figure 2 above an external outdoor amenity space of 168sqm would also be provided.
This is not considered or counts towards the re-provision of D1 floorspace. The proposal meets the
requirements of policy S1 given that replacement facilities are being proposed on the site and the
amount of D1 floorspace is being replaced. The D1 floorspace would be purpose-built and will include
floorspace for the church and for flexible community use. In this regard the proposal complies with
Policy S1.
10.7 Policy S2 (a) of the Lambeth Local Plan (2015) supports proposals for new or improved premises for
higher and further education, childcare, worship, health care (including hospitals), sports, recreation,
affordable meeting space and other community uses will be supported where:
(i) the site or buildings are appropriate for their intended use and accessible to the community; and
(ii) the location, nature and scale of the proposal, including hours of operation, do not unacceptably
harm the amenities of the area through noise, disturbance, traffic generation, congestion, local parking
or negative impacts on road safety; and
(iii) buildings and facilities are designed to be flexible, adaptable and sited to maximise shared
community use of premises, where practical.
10.8 The proposed facilities have been designed to be flexible and to maximise shared community use of
the premises given that the building will contain both the church (Lambeth Methodist Mission) and
flexible community floorspace. The building will also contain an ancillary community café for the
church. The letter dated 27 December 2018 states that the church has confirmed that it does not
intend for the café to operate as a separate entity and listed as that in the description of development
or application form.
10.9 A community use management plan has been submitted and is attached at Appendix 4. It states that
the main aims of the Lambeth Methodist Mission are to recruit and develop staff and volunteers who
commit themselves to serving the community, to run services and activities that meet the needs of the
community, with an emphasis of those in need. To provide an accessible community building that
other organisations groups and individuals can access for their own activities/needs.
10.10 The community use management plan states that the mission currently provides a community facility
that organisations and groups and individuals can access for their own activities that meet the needs
of the community, with an emphasis on those in need. Pages 5, 6 and 7 of the community use
management plan includes a table that sets out how the facility is used and by which
groups/organisations. For example schools, cubs/brownies/scouts, choir groups, Robes Winter Night
Shelter. The facilities are used by these groups for religious meetings, choir practice, Robes who use
for one night a week during winter months for rough sleepers.
10.11 The community use management plan does not indicate whether special events such as weddings
and funerals are held at the premises currently. The community use management plan states that
existing hours are between 9.00am to 10.00pm occupiers being restricted to 150 per event/meeting
and three employees (one administrator, one caretaker and one cleaner). The application form
indicates one fulltime and two part-time employees.

10.12 The community use management plan provides some details regarding the proposed uses that the
facilities would be able to accommodate such as existing groups and organisations as well as
providing facilities to enable other events such as exhibitions and conferences. The existing
employees would be retained (administrator, caretaker and cleaner) and an additional community
worker would be employed. Their role would be to develop activities and programmes which benefit
the local community including collaboration with other organisations. This is also referenced in a letter
dated 23/08/2018 (Appendix4).
10.13 Lambeth Methodist Mission indicate that there is an intention to work with Lambeth Walk Doctor’s
Surgery to explore needs for older people within the community. The Lambeth Methodist Mission also
intends to develop their relationship with the West London Mission which runs several projects
supporting homeless and vulnerable people.
10.14 The letter dated 23/08/2018 indicates that current proposals for the new building would include:






Film night and dining programmes for adults – seeking to provide a space of friendship
Children’s film shows and other creative opportunities
A cultural space for concerts/plays/music and art exhibitions
A hosting space for local groups for conferences and meetings
A space for fitness programmes in conjunction with the local doctor’s surgery

10.15 In terms of operation of the community facilities, the community use agreement indicates that the
administrator would be in charge of booking arrangements as per the existing situation. The
community facilities would be available to hire on a room by room basis. With regards to the pricing
structure it is intended that the hall would be let out to at market rates for commercial users and lower
rates for local groups and members of the community.
10.16 The hours of operation are intended to be 9am – 10pm Monday to Saturday and 9am-7pm on
Sundays.
10.17 Officers note that the community use management plan provides some understanding in terms of
outlining the aspirations and types of activities and facilities that could be provided for members of the
local community. It should be noted that the re-provision and types of activities to be provided should
relate to uses within D1 use class only. The Community Use Plan whilst a starting point requires
further work and does not detail if any special events are to take place such as weddings and funerals.
If minded to grant permission it is recommended if planning permission is granted that a condition is
imposed requiring submission of a community use management plan prior to first occupation of the
building. Details that should be included within the community use management plan and reflected in
the imposed condition include, the community groups etc envisaged to use the spaces, community
uses that would be undertaken, venue management, and details of how the uses would be managed
including people coming and going to the site, any special events to take place, weddings, and
funerals.
10.18 Given the above and subject to condition regarding submission of a community use management plan
the proposal would comply with Policy S2(a)(i) and (iii). However, the ability of the site to
accommodate the proposed facilities will depend on the nature and scale of the proposal, and the
impacts on residential amenity and on the local infrastructure, Policy S2 (a) (ii) of the Lambeth Local
Plan. These matters are assessed in the Amenity for Neighbouring Occupiers section of this report.
10.19 Hotel Use
10.20 Policy Context
10.21 London Plan Policy 4.5 (A) (c) seeks to ensure that new visitor accommodation is located in
appropriate locations; beyond the Central Activities Zone (CAZ) it should be focused in town centres

and opportunity and intensification areas, where there is good public transport accessibility. It sets out
that within the CAZ, strategically important hotel provision should be focussed on its opportunity areas,
with smaller scale provision in CAZ fringe locations with good public transport.
10.22 Footnote 2 of London plan Policy 4.5(a) sets out that strategically important hotel capacity will depend
on local circumstances but typically comprises development exceeding 100,000m2 in the City,
20,000m2 in Central London and 15,000m2 outside Central London.
10.23 Policy ED12 of the Lambeth Local Plan (2015) states: Hotels, apart-hotels and other forms of visitor
accommodation (Class C1) will be supported in the Central Activities Zone, Vauxhall and Waterloo
London Plan Opportunity areas and Brixton and Streatham town centres, subject to the following
considerations. Smaller scale provision will be supported elsewhere in the borough where public
transport accessibility levels are ‘good’ (PTAL 4) or above, in accordance with London Plan policy.
(a) All visitor accommodation must:
(i) provide appropriate off-street pick-up and set-down points for taxis and coaches;
(ii) not unacceptably harm the balance and mix of uses in the area, including services for the
local residential community.
(b) All new visitor accommodation should meet the highest standards of accessibility and inclusion.
At least 10 per cent of new provision should be wheelchair accessible. Applicants should submit an
Accessibility Management Plan with their proposals.
(c) New visitor accommodation should be of high quality design so that it may be accredited by the
National Quality Assessment Scheme.
10.24 Supporting text paragraph 6.60 states that ‘harm to the ‘balance and mix of uses in an area’ will be
assessed on a site by site basis, having regard to the characteristics of an individual locality, including
existing concentrations of visitor accommodation, and the nature and scale of the proposed
development. Provision of a range of types of visitor accommodation in Lambeth is supported,
including budget and mid-range accommodation’.
10.25 Emerging Policy Context
10.26 Policy E10 of the Draft New London Plan 2017 (as amended August 2018) states that within the CAZ,
strategically important serviced accommodation should be promoted in Opportunity Areas, with
smaller-scale provision in other parts of the CAZ except wholly residential streets or predominantly
residential neighbourhoods and subject to the impact on office space and other strategic functions.
Intensification of the provision of serviced accommodation should be resisted where this compromises
local amenity or the balance of local land uses. In outer London and those parts of inner London
outside of the CAZ, serviced accommodation should be promoted in town centres and within
Opportunity Areas where they are well-connected by public transport, particularly to central London.
10.27 The consultation on the Draft Revised Lambeth Local Plan ended on the 15/12/2018. Although the
Draft Revised Local Plan has limited weight at this stage, it should be noted that Draft Policy ED14
supports visitor accommodation in the Vauxhall Opportunity Area and smaller scale in those parts of
Vauxhall outside the Opportunity Area but within CAZ so long as it would not result in intensification,
loss of office space, not located wholly within a residential street or predominately residential
neighbourhood, result in a provision of more than 1282 net additional serviced bedspaces between
2019/20 and 2034/35. It further states that no additional visitor accommodation will be supported in
Waterloo within the boundary of the Central Activities Zone. Other visitor accommodation should be
located in major and district town centres where they are well connected by public transport. In these
locations visitor accommodation should be of an appropriate scale, make a positive contribution to
townscape and should not unacceptably harm the balance and mix of uses in the area, including

services for the local residential community. Visitor accommodation outside town centres will not be
supported.
10.28 Supporting text paragraph 6.85 states ‘given the significance of tourism to London’s economy it is
important that Lambeth contributes to meeting the accommodation needs of tourists and visitors.
However, Lambeth has a very strong pipeline and stock of new hotel rooms, with the majority of this
concentrated in the north of the borough. There is also a good supply of other forms of visitor
accommodation including short-term lets and the use of student halls during university holiday periods
that supplement the supply of traditional serviced visitor accommodation. Concentrations of visitor
accommodation can constrain other important uses and change the character of an area. Given the
existing numbers and concentration of hotels in Waterloo, additional visitor accommodation in this
area will not be supported’.
10.29 Assessment
10.30 Location and Scale of proposed hotel
10.31 The proposal is for a 137 bedroom hotel. The application states that it will be delivered as a Premier
Inn on a 25 year lease. It includes an ancillary bar and restaurant. The applicant argues that the
provision of a hotel on the site would meet an identified demand for visitor accommodation in this
location and would also provide significant planning benefits in terms of employment and economic
benefits and enable the redevelopment of the Lambeth Methodist Mission church building.
10.32 London Plan
10.33 The GLA Stage 1 report states the redevelopment of the site to re-provide the Lambeth Mission and St
Mary’s Church and a hotel is supported in strategic planning terms. It states the proposed
development would contribute to the London Plan and draft London Plan target for additional
bedrooms of serviced accommodation. The report identifies that the site is adjacent to the CAZ and
within 120 metres of Elephant and Castle Opportunity Area and 300 metres of both Waterloo and
Vauxhall Nine Elms Opportunity Areas. It concludes that the principle of development is supported in
strategic planning terms given the delivery of new visitor accommodation (considering its adjacency to
the CAZ and central London location) and associated jobs, and contribution towards the economic
development of London.
10.34 However, officers are of the view that the proposed hotel does not accord with London Plan policy
4.5(A) (c) due to its location outside of the Central Activities Zone, Opportunity Area or town centre.
The table below summarises the London Plan’s approach to directing new visitor accommodation to
appropriate locations.

Policy

Location

Policy wording

London Plan
Policy 4.5 (A) (c)

Outside of the CAZ

‘Beyond the CAZ it should be focussed in town
centres and opportunity and intensification areas,
where there is good public transport access to
central London and international and national
transport termini’

London Plan
Policy 4.5 (A)(c)

Within the CAZ

‘Within the CAZ strategically important hotel
provision should be focussed on its opportunity
areas, with smaller scale provision in CAZ fringe
locations with good public transport. Further
intensification of provision in areas of existing
concentration should be resisted, except where this

will not compromise local amenity or the balance of
local land uses’

10.35 As map at Appendix 4 demonstrates the application site (red circle) located outside the CAZ boundary
which is located down the centre of the road (Lambeth Road) and located outside the Waterloo
Opportunity Area located to the north and west and outside the Vauxhall and Nine Elms Opportunity
Area located to the southwest. Policy 4.5(A) (c) is clear that beyond the CAZ, hotels should be
focussed in town centres, opportunity and intensification areas; the site is not located in any of these
locations.
10.36 The applicant’s planning statement states ‘the boundary of the CAZ is dynamic and cannot be seen as
a finite designation beyond which appropriate development must not take place’. It goes on to say ‘the
site is in a fringe location in practical terms and it is entirely appropriate for development on the fringe
of the CAZ to act as a transition between the scale, density, massing and land use of the CAZ and its
periphery’.. The London Plan does not provide a definition of a CAZ fringe location. Even taking the
view that the fringe can include the area just outside the CAZ officers remain of the view that this
proposal conflicts with policy as we do not consider that it is smaller scale which is what is required in
CAZ fringe locations.
10.37 Local Plan
10.38 The table below summarises the locations in which Lambeth Local Plan Policy ED12 supports hotels
and other forms of visitor accommodation.

Policy

Location

Policy wording

Local Plan
Policy ED12

Within the CAZ

‘Hotels, apart-hotels and other forms of visitor
accommodation (C1) will be supported in the
Central Activities Zone, Vauxhall and Waterloo
London Plan Opportunity Areas and Brixton and
Streatham town centres, subject to the following
considerations’

Local Plan
Policy ED12

Outside of the CAZ

‘Smaller scale provision will be supported
elsewhere in the borough where public transport
accessibility levels are ‘good’ (PTAL 4) or above,
in accordance with London Plan policy’.

10.39 As set out above, the Lambeth Local Plan supports smaller scale provision outside of the CAZ,
Opportunity Areas and major town centres. The Local Plan does not define what is meant by smaller
scale. The applicant’s planning statement refers to the footnote to London Plan Policy 4.5. Footnote 2
to Policy 4.5 states that ‘strategically important hotel capacity will depend on local circumstances, but
typically comprises development exceeding 100,000m 2 in the City, 20,000m2 in Central London and
15,000m2 outside Central London. The applicant’s planning statement states ‘the wording of this policy
suggests that reference to ‘smaller scale’ refers to all hotels which are under the threshold to be
considered strategic’. Officers take a different view to the applicant and consider that the footnote
does not contain a fixed definition of what is smaller scale and the local circumstances and context of
Lambeth needs to be considered when assessing whether a hotel proposal is ‘smaller scale’. Whilst
the proposal is located on a site that has excellent public transport accessibility (PTAL 6b), officers’
planning judgement is that the proposal is not considered to be smaller scale. This is discussed further
in the subsequent paragraphs.

10.40 Hotels in Lambeth
10.41 There are 28 existing hotels in Lambeth ranging in size from 6 to 1037 bedrooms and providing a total
of 5,265 hotel bedrooms. In addition, there are 8 hotels with planning permission and two current
applications (Vauxhall Island Site ref: 17/05807/EIAFUL and Oval House ref: 18/04183/FUL) which if
implemented would bring the total number of hotels rooms in Lambeth to 6,485. The median size for
hotels in Lambeth is 107.5 bedrooms. As of March 2018, there are 10 bed and breakfast/guesthouses
providing 91 rooms and 135 hotel rooms.
10.42 Central London is considered to be the CAZ boundary. The site is located outside of the CAZ
therefore the 15,000sqm threshold applies. The table below illustrates in relation to existing hotels that
in Lambeth, four hotels are estimated to be over the 15,000 sqm ‘strategically important’ threshold
providing 2,586 hotel rooms. This is based on estimating the floorspace using an average size per
bedroom of 38.2sqm based on a sample of seven recent hotel approvals in Lambeth. Based on the
applicant’s assumption, this would mean that all other hotels in the borough would be smaller scale.
Officers disagree with this assumption and consider that ‘smaller scale’ must be considered in the
context of local circumstances and hotels in the borough.
Hotel

Number of Rooms

Estimated Size sqm

Park Plaza Westminster Bridge

1037

39,600

Park Plaza Riverbank

659

25,200

Park Plaza Waterloo (Hercules Road)

492

19,400 (actual
floorspace)

Novotel London, Waterloo

398

15,200

10.43 Figure 3 shows existing and the pipeline of hotels in Lambeth compared against the median size for
hotels in the borough. The application site has been included to show how it compares to other hotels
in the borough. Officers consider the proposal to sit within the midrange group of hotels and the
proposal is larger than the median hotel size in Lambeth. Furthermore, as illustrated in Figure 4, the
proposal is larger than all existing hotels in Lambeth that are outside of the CAZ, Opportunity Areas,
major and district town centres with the exception of one hotel 43-59 Clapham Road and Land Rear of
51–57 Crewdson Road (ref: 14/05187/FUL) granted on 13.05.2016 which remains unimplemented.
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10.44 The approved scheme (ref14/05187/FUL) on the site at 43-59 Clapham Road and Land Rear of 51–57
Crewdson Road, involved the change of use from a vacant office building to a hotel (148 rooms). The
proposed operator is Premier Inn.
10.45 It was initially assessed against Core Strategy Policy S3, which states ‘supporting the location of, and
investment in, major office developments (over 1,000 m2), large hotels and apart-hotels, major leisure
and cultural activities, other tourist attractions and retail development in the Central Activities Zone,
Vauxhall and Waterloo London Plan Opportunity Areas and Brixton and Streatham town centres.

Other visitor accommodation will be supported elsewhere in the borough where public transport
accessibility levels are ‘good’ or above, in accordance with London Plan policy’.
10.46 The committee report states that “The site has a PTAL rating of ‘excellent’ (score of 6a), with good
connections to central London and Waterloo station. It is very near to the Oval Local Centre. In the
circumstances, it is considered that the application site is in an acceptable location for hotel use”.
10.47 However, the Lambeth Local Plan was adopted before the section 106 agreement was signed, and
the application was returned to Planning Committee. It was assessed against the new policy ED12
and granted planning permission then but in the particular circumstances of that case at that time.
10.48 With regards to the Holiday Inn Express, Vauxhall (87 South Lambeth Road, SW8 1RN) planning
permission for the conversion from office to hotel was granted on 31/08/1999 (99/01712/FUL) which
predates the current London Plan (2016) and Lambeth Local Plan (2015).
10.49 With regards to Oval house (ref: 18/04183/FUL) is an application for 95 bedrooms, Members resolved
at Planning Applications Committee in January 2019 to grant planning permission subject to
completion of the s106. The applicant benefits from an extant consent (ref. 10/01969/OUT) which
included, amongst other uses, a 190 bedroom hotel on the Oval Cricket Ground. The consent remains
extant as the approved scheme was partially implemented with the hotel having not been built out. An
obligation was recommended to prevent the further implementation of the 2010 consent thereby
prohibiting the construction of the larger hotel.
10.50 In relation Oval House by the applicant agreeing to the obligation this would reduce the quantum of
hotel bedrooms in the ‘pipeline’ locally noting that the hotel proposed on the Oval House Theatre site
would provide 95 less bedrooms than the extant consent. It was considered that the reduction of
deliverable hotel rooms that would be secured by such an obligation would overcome the policy
concerns that the proposal would therefore not be considered to comply with Policy 4.5(A)(c) of the
London Plan (2016) or Policy ED12 of the Lambeth Local Plan(2015).
10.51 Emerging Policy
10.52 Whilst only limited weight can be given to the Draft London Plan, it should be noted that the proposal
would be contrary to Policy E10 which states ‘In outer London and those parts of inner London outside
the CAZ, serviced accommodation should be promoted in town centres and within Opportunity Areas
where they are well-connected by public transport, particularly to central London”. In addition policy
ED14 of the Draft Revised Lambeth Local Plan, which also has very limited weight at this stage, does
not support additional visitor accommodation in Waterloo within the boundary of the Central Activities
Zone. Other visitor accommodation should be located in major and district town centres where they
are well connected by public transport. Visitor accommodation outside town centres will not be
supported.
10.53 Balance and Mix of Uses
10.54 Policy ED12 (a) (ii) of the Lambeth Local Plan (2015) states that all visitor accommodation must not
unacceptably harm the balance and mix of uses in the area, including services for the local residential
community.
10.55 Supporting text paragraph 6.60 states that ‘harm to the ‘balance and mix of uses in an area’ will be
assessed on a site by site basis, having regard to the characteristics of an individual locality, including
existing concentrations of visitor accommodation, and the nature and scale of the proposed

development. Provision of a range of types of visitor accommodation in Lambeth is supported,
including budget and mid-range accommodation’.
10.56 Existing concentration and development pipeline of visitor accommodation
10.57 The Lambeth Hotels and Visitor Accommodation study 2017/18 (Appendix 4) sets out the
development pipeline for hotels and other visitor accommodation in Lambeth for 2017/2018. As of
March 2018 there are a total of 5479 serviced visitor rooms in Lambeth. This equates to a net increase
of 1,009 serviced rooms in the borough since March 2015, and 234 in the financial year 2017/18.
10.58 The majority of existing visitor accommodation is in the north of the borough, with 69% in Bishops
ward, where this site is located. This translates to a total of 22 establishments providing visitor
accommodation in Bishop’s Ward totalling 4,732 visitor bedrooms as illustrated in Figure 5 below. This
includes those with planning permission and current applications. These are predominantly hotels (16
hotels providing 4,049 bedrooms) but there is also a range of other accommodation types. This
includes student accommodation available to the public during vacation periods at King’s College, and
the Union Jack Club, which offers accommodation to members of the armed forces and their families.
10.59 Table 2.1 of the Lambeth Hotels and Visitor Accommodation study 2017/18 document outlines the
visitor accommodation approvals in 2017/18. Of the four approvals two were within Bishop’s ward
(100-108 Lower Marsh SE1 7AB (66 rooms) and 22-25 Lower Marsh (50 rooms). Table 3.1 of the
Lambeth Hotels and Visitor Accommodation study 2017/18 indicates visitor accommodation
completions in 2017/18 which was at 111 Westminster Bridge Road (234 rooms) which is also in
Bishop’s ward.
Type
Name

Address

Number
of
Rooms

Park Plaza Westminster Bridge

1 Addington Street

Hotel

1037

King’s College Stamford Street

127 Stamford Street

Student

552

Park Plaza Waterloo

6 Hercules Road

Hotel

492

Novotel London, Waterloo

113-127 Lambeth Road

Hotel

398

Premier Inn County Hall

County Hall, Belvedere Road

Hotel

314

Hampton by Hilton

157 Waterloo Road

Hotel

278

Sandell Street

Hotel

263

111 Westminster Bridge Road

Hotel

234

Premier Inn Westminster Bridge

79 York Road

Hotel

234

Park Plaza County Hall

Westminster Bridge Road

Hotel

200

Marriott Hotel

County Hall, Belvedere Road

Hotel

187

Days Hotel London, Waterloo

54 Kennington Road

Hotel

160

118-120 Westminster Bridge
Road

Hotel

100-108 Lower Marsh

Hotel

Union Jack Club
Marlin Waterloo

Point A Hotel
Hotel with planning permission

94
Hostel

London Eye Hostel
Hotel with planning permission

73 Lambeth Walk

PubLove – The Steam Engine
Hotel with planning permission

41-42 Cosser Street

Steve’s Bed & Breakfast
The Wellington Hotel

22 - 25 Lower Marsh

Hotel

66
60 bed
spaces

Hostel

50
42 bed
spaces

137-139 Lower Marsh

Hotel

36

23 Lower Marsh

B&B

12

81-83 Waterloo Road

B&B

12

Horse and Stables

122-124 Westminster Bridge
Road

Captain Bligh House
100 Lambeth Road
Figure 5 Visitor Accommodation in Bishop’s Ward.
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10.60 There are already a significant number of hotels in the area. There is a 162 bedroom hotel opposite
the site known as the ‘Days Inn’ at 54 Kennington Road. There is a further 398 bed hotel (Novotel
London) located on the same road at 113-127 Lambeth Road just a short distance from the site..
Around the Westminster Bridge Road/Lambeth North Tube station there are a cluster of hotels (Marlin
Waterloo (234 Beds), Point A hotel (94 beds), Horse and Stables (6 beds) and Park Plaza Waterloo
(492 beds) that are approximately within 5 min walk of the site. Also close by are Park Plaza
Westminster Bridge (1,037 rooms) Premier Inn, Westminster Bridge (234 bedrooms),Marriot Hotel
(187 bedrooms) and the Premier Inn County Hall (314 bedrooms).. Map 2 at Appendix ……(Location
of Visitor Accommodation in Waterloo and Wider Area) illustrates the location of the hotels noted
above, showing their concentration within Waterloo (Bishops Ward area) and proximity to this site..
10.61 As illustrated in Map 2 (Appendix 4) that there are a number of hotels within the northern part of the
site in close proximity to the site. The map also illustrates the hotels located within the Vauxhall
Opportunity Area to the south/south west. These are broadly within a mile of the site. It should also be
noted the number of hotels located adjacent to the borough boundary with Southwark to the
north/northeast.
10.62 The nature and scale of the proposed development
10.63 The proposal is for a 137 bed hotel. As discussed in earlier paragraphs the proposed hotel is not
considered to be smaller scale and is therefore not acceptable in this location outside of the CAZ,
Opportunity Area and major town centre.
10.64 Balance and Mix
10.65 The applicant’s planning statement indicates there is no evidence to suggest that the number of
existing hotels is having any detrimental impact upon Waterloo – they argue they are meeting an
identified demand for visitor accommodation, supporting both the tourist and business functions of the
area. The Planning Statement also refers to the Lambeth Local Plan Hotels and Visitor
Accommodation 2017, there are currently only two hotels identified as under construction and as
having planning permission within the Waterloo area (111 Westminster Bridge Road) and one hotel
which has an unimplemented planning permission for hotel use (22-25 Lower Marsh). They submit
that the addition of two hotels cannot reasonably be considered to result in a significant overconcentration of this use above the existing provision and there is no evidence to suggest that this
additional proposal at Lambeth Mission would result in an unacceptable impact upon the Waterloo
area.
10.66 From the discussion above it is evident that there is an existing concentration and development
pipeline of visitor accommodation predominately in the north of the borough where the site is located.
This level of concentration has been recognised by the Council in Policy ED14 of the Draft Revised
Lambeth Local Plan 2018 (DRLLP) which seeks to prevent further visitor accommodation beyond the
existing consented pipeline coming forward in the Waterloo area. It is considered by officers that the
addition of the proposed hotel would create a shift in the balance and mix of uses in the area.Where
there is such a concentration of hotels occurring this can harm the character of a place, particularly for
local residents both directly (e.g. creating noise and disturbance) and indirectly by generating a high
level of transience in overnight population.
10.67 Based on the proposal which includes 28 double rooms (potentially equates to 56 people), 33 triple
rooms (potentially equates to 99 people), 61 quads (potentially equates to 244 people), 5 universally
accessible quads (potentially equates to 20 people) and 10 universally accessible (on basis double

potentially equate to 20 people). The proposed hotel at full capacity could potentially have up to
around 439 visitors staying there at any one time. In respect of The Days Inn opposite the site, we
don’t have an exact break down of the types of rooms, but if based on the 167 bedrooms being double
rooms this would equate to potentially 334 people staying there at any one time. There is a further 398
bed hotel Novotel London located on the same road would equate to potentially 796 guest (based on
all rooms being double), within 5 minutes of the site, Marlin Waterloo 234 Beds would equate to
potentially 468 guests (based on all rooms being double), Point A hotel (94 beds) would equate to
potentially 188 guests (based on double rooms), Park Plaza Waterloo 492 beds, would equate to
potentially 984 people. In this regard within the immediate site and approximately a 5 min walk of the
site there would a concentration of 2,717 hotel guests including the proposed hotel guest. When the
occupancy of this proposed hotel is considered alongside the other hotels listed above in close
proximity, it is apparent that the character of the area will increasingly be one with a high transient
population, which will harm the mix and balance of uses in the area. This area has a fairly significant
residential population and therefore to further increase the level of transient occupation in this area will
harm the mix and balance of uses in the area and have a material and detrimental impact on the
character of the area.
10.68 Hotels have quite different travel patterns than, for example, office buildings. Their occupants tend to
arrive or depart at all times during the week, rather than at peak times on weekdays and all times on
weekends. With a number of visitors arriving by public transport and foot. There is concern that this
could lead to increased noise and disturbance in the area.
10.69 The proposed nature and scale and the potential 439 visitor numbers associated with the proposed
hotel would lead to increased noise and disturbance to nearby residents. This would be from visitors
coming and going from the proposed hotel particularly late into the evening, also noise from visitors
coming and going to check-in/checkout, where they maybe wheeling suitcases along the street if
coming by public transport/walking particularly in the early mornings/late evenings.
10.70 Consideration also needs to be given to the potential cumulative impact from the existing
concentration of hotels, where guests are coming and going at all times. For example the potential 334
guest coming and going to/from Days Inn opposite the site, Novotel along Lambeth Road, 796 guests
potentially coming and going from the Novotel located on the same road and also other guests from
hotels within the vicinity of the site. Various travel routes could be taken by guests to the hotels. This
could lead to increased noise and disturbance for surrounding residents from the visitors coming and
going from the proposed hotel particularly late into the evening, also noise from visitors coming and
going from the hotel to check-in/checkout, where they maybe wheeling suitcases along the street if
coming by public transport/walking particularly in the early mornings/late evenings.
10.71 It is considered that the proposal would harm the balance and mix of uses in the area. Having regard
to the characteristics of the area, its residential nature and then considering the existing concentration
of hotels within the vicinity, the proposed hotel, and that hotels have quite different travel patterns that
could lead to increased noise and disturbance. This is contrary to Policy Ed12 and Q2 of the Lambeth
local Plan (2015) and policy 4.5 of the London Plan (2016).
10.72 Hotel need
10.73 Hotel need is considered to be a material planning consideration. The applicant’s planning statement
states that ‘the provision of a hotel on the site at Lambeth Methodist Mission would meet an identified
demand in this location’.
10.74 The current Local Plan contains an ‘indicative benchmark’ of 2,000 net additional serviced rooms
between 2015 and 2036. Between 2015 and November 2018, 1,145 serviced rooms have been
completed. Developments approved (including two subject to s106 agreements being signed) since
April 2018, have added 762 serviced rooms to the pipeline of new visitor accommodation. This means
that since 2015, 2,772 serviced rooms have been completed or given planning permission.

10.75 Given the above Lambeth will comfortably meet the indicative benchmark of 2000 additional serviced
accommodation between 2015 and 2036. Officers disagree with the applicant’s argument that there is
a case for additional hotel provision on the basis of unmet need. The GLA’s Working Paper 88 also
acknowledges the growing impact of non-serviced accommodation in meeting London’s demand for
visitor accommodation.
10.76 It should also be noted that the estimation of need for an additional 58,000 bedrooms of serviced
accommodation in London by 2041 in the Draft London Plan is not a target but an estimate based on
demand projections set out in the GLA’s Working Paper 88.
10.77 Officers note that within the planning statement at para 5.15 there is reference that there is nothing in
current policy which states that the London Plan targets are a maximum figure which should not be
exceeded and indicate that this was a fact recognised by LBL officers when considering an application
for 54 Kennington Road (16/06317/FUL) and the officers’ report stated that ‘the fact that the indicative
target for the borough may be exceeded were all of these schemes to be built out is not considered to
be a concern of Officers, given the existing hotel use of the site and as the borough wide target is only
an indicative target for a London wide policy target of which this scheme would contribute towards’. It
goes on further to state that this was reiterated in another committee report for 157 Waterloo Road (ref
17/04180/FUL), the assessment within Chapter 6 states ‘However, it is noted that other planning
applications have been submitted since this assessment, which may result in the indicative target
being exceeded if these schemes and the current scheme were to be built out. However, subject to an
assessment on other matters, the fact that the indicative target for the Borough may be exceeded
were all of these schemes to be built out is not considered to be a concern to Officers, given the
existing hotel use of the site and as the Borough wide target is only an indicative target for a Londonwide policy target, to which this scheme would contribute towards’.
10.78 These comments are noted but it does not change officers’ analysis of this scheme. It should be noted
that the 54 Kennington Road (16/06317/FUL) was for the redevelopment of an existing hotel (Class
C1) on a site located within the CAZ where hotel (Class C1) uses are supported. This application was
refused on amenity grounds. With regards to 157 Waterloo Road (ref 17/04180/FUL) this was for the
erection of a 5-storey extension above the service yard area to provide an additional 35 bedrooms for
the existing hotel (Class C1)) on a site located within the CAZ where hotel (Class C1) uses are
supported. The application site as illustrated in Map 1 is located on a site outside the CAZ.
10.79 Given the existing concentration of visitor accommodation in the north of the borough and particularly
in the Waterloo area, the development pipeline of hotels in this area (see discussion above under this
heading) and the fact that the indicative target for the borough is already due to be significantly
exceeded, officers disagree with the applicant’s argument that there is a case for additional hotel
provision on the basis of unmet need. Officers consider that the proposal would add to the existing
concentration/pipeline of visitor accommodation in an area where there is already a high concentration
of such uses that would result in harm to the balance and mix of uses in the area and to the detriment
of the local area.
10.80 The applicants have submitted evidence that purports to demonstrate that there is no demand for
other forms of employment space (such as B1 office or light industrial space) in this location. Officers
question this evidence on the basis of the Council’s own research undertaken to support the Council’s
Creative and Digital Industries Strategy which has demonstrated the need for additional workspace for
the growing number of small businesses that are establishing in the borough and which are being
priced out of higher value areas in and around Central London. Discussions with commercial agents
during the course of this application have also supported officers’ view that there would be likely to be
some demand for B1 space in this location. Accordingly, officers do not consider that the applicants

have sufficiently justified the size of hotel proposed in this application on the basis that there are no
other uses that could feasibly come forward at this site as part of its redevelopment.
10.81 Overall therefore, in respect of the land use issues raised by the proposed hotel, officers consider that
due to its size and location outside of the Central Activities Zone, Opportunity Areas or town centres,
that it fails to constitute smaller scale provision, contrary to policy ED12 of the Lambeth Local Plan
(2015) and policy 4.5 (A.c) of the London Plan (2016). Furthermore, due to the size of the hotel and
its location within close proximity to the existing concentration of hotels and other visitor
accommodation in the Waterloo area, and taking into account the pipeline of further hotels already
consented, the proposal will lead to an increase in transient occupation and amenity impacts which will
be detrimental to the character of the area and result in harm to the mix and balance of uses in the
area, thereby contrary to policy ED12 of the Lambeth Local Plan (2015) and Policy 4.5 (A.c) of the
London Plan (2016)
10.82 Other Uses
10.83 Residential
10.84 Alternative uses were explored to some extent at pre application stage. In terms of residential the
applicant provided one option in terms of some form of a residential use this was within the envelope
of the proposed building to accommodate the hotel. Within this proposed building envelope the
analysis showed that there were constraints to providing residential within this building envelope, no
other options were presented.
10.85 Student Accommodation
10.86 The applicant also proposed a scheme for student accommodation which wasn’t explored in detail in
terms of land use with regards to the requirements of Policy H7 for example evidence of a linkage to
higher education facility etc. They were advised that the proposal would need to comply with Policy H7
of the Lambeth local Plan 2015, where it can be demonstrated that the development complies with
points (i)-(viii), not compromise capacity to meet the need for conventional dwellings and be supported
by evidence of a linkage with one or more higher education institutes funded by the Higher education
Funding Council for England.
10.87 Office
10.88 At pre-application stage officers raised the possibility of the applicant providing some meaningful
employment floorspace (Use Class B1(a) office) within the hotel building element to address unmet
and future demand for this use in the Waterloo area, particularly for move-on space for small and
medium enterprises.
10.89 The applicant at pre application stage indicated provision of some flexible office workspace at
basement and groundfloor level located in the food and beverage service area and used when those
areas were not in use for food or beverage purposes for the hotel. This space was not intended to be
formal, pre booked or let out i.e. for long periods for example six months. This was considered
ancillary to the hotel element rather than a differentiated B1(a) office space. The Council’s preference
remained that the primary use on the site (after the reprovision of the Class D1 floorspace) should be
Class B1(a) office space to address unmet and future demand for this use in the Waterloo area,
particularly for move-on space for small and medium enterprises.
10.90 Submitted with the application is an office needs assessment prepared by Union Street Partners,
dated July 2017 and a supporting letter dated 22 August 2018 prepared by Union Street Partners
confirming that the conclusion of the report is still valid and demand for office space remains low. The
Council has not had an opportunity to have this independently reviewed at the time of writing this
report. However it should be noted that the report is 13 months out of date and it is considered that
there has been a lot of activity in this area since that report was undertaken. The report at paragraph
3.4.1 indicates that 67% of total space under construction has already been let (in reference to the
Southbank), paragraph 5.3 of the report states that availability in Waterloo at the end of the 2 nd

Quarter 2017 at 161,817sq ft or 5.4% of the total stock. In both instances this would seem to be a
positive that companies are moving to the area and that if the markets are influenced by the bigger
deals it would seem to suggest that more SME commercial space is required. Furthermore in an EBulletin from Union Street Partners dated December 2018 – 7th edition it refers to investment in the
Southbank which indicates that they have seen ‘an encouraging and positive year for the South Bank’
and that an ‘optimistic sentiment towards the market remains for 2019’. As indicated above the report
submitted is old and an independent review of the report submitted would need to be undertaken.
10.91 Off-Street pick-up and set-down points for taxis and coaches
10.92 Policy Ed12(a)(i) of the Lambeth Local Plan (2015) states that all visitor accommodation must provide
appropriate off-street pick-up and set-down points for taxis and coaches. There is no provision for
coaches and no provision for on-site for taxi drop off / pick up. On balance this is considered
acceptable subject to conditions and mitigation measures secured by s106 if minded to grant
permission. See transport section for full discussion.
10.93 Accessibility
10.94 London Plan Policy 4.5 (B) (a) and Policy ED12 (b) of the Lambeth Local Plan (2015) seeks to ensure
that all new visitor accommodation meets the highest standards of accessibility and inclusion and at
least 10% of bedrooms should be wheelchair accessible. Subject to conditions (if minded to grant
permission) the proposal would accord with Policy. See Accessibility section under Quality of
Accommodation section of this report for full discussion.
10.95 Residential Use
10.96 Dwelling and Tenure Mix
10.97 Lambeth Local Plan Policy H3 (a) seeks to safeguard existing housing from change of use to nonpermanent residential. There are two existing residential dwellings on site and this proposal would reprovide 2x3 bedroom units to be managed by Lambeth Methodist Mission. There would be no net loss
of housing and in this regard the proposal would comply with Policy H3 (a) of the Lambeth local Plan
(2015).
10.98 Throughout the pre application process officers sought clarification on the existing residential element
and details as to how they were being used. This was required to ascertain whether they were
considered to be affordable housing as Policy H3 (b) states that proposals that involve the net loss of
affordable housing units will be resisted.
10.99 The applicant has submitted a letter dated 14/02/2019 written on behalf of the North Lambeth
Methodist Circuit (the Trustees) that indicates that flat 1 and 2 are currently let on assured short hold
tenancy basis from the 1st September 2018 on 6 monthly basis and agreements provided.
10.100 With regards to Flat 1 it references a tenancy agreement for a period of 12 months from September
2017 and copy provided and a copy of a tenancy agreement dated 14 May 2014 and confirm that Flat
1 has been let out on short term leases for at least the period of twenty years before the date of this
letter.
10.101 With regards to flat 2 it references a tenancy agreement for a period of 6 months from September
2017 and copy provided and a copy of a tenancy agreement dated a tenancy agreement dated 18
January 2008 provided, 14 May 2014 and confirm that Flat 2 has been let out on short term leases for
at least the period of twenty years before the date of this letter.
10.102 On balance, and based on the information set out above, officers consider that the applicant has
provided sufficient details that would indicate that the existing two flats have been let out as market
units and are therefore not considered to be affordable.

10.103 Enabling Development
10.104 As discussed above, the proposed inclusion of a 137 bedroom hotel would be contrary to Policy
ED12 of the Lambeth Local Plan (2015) and the application is recommended for refusal on this basis.
10.105 However, it should be noted that the Lambeth Methodist Mission have set out in a letter dated
January 2019 (Appendix 4) the rationale behind the redevelopment and reasoning why the hotel
element is required for the Lambeth Methodist Mission to be able to redevelop the site for a new
church/community facility.
10.106 The letter indicates that the Church has no prospect of finding sufficient funds to rebuild without a
commercial partner and that without this programme they will need to close the current building within
the next few years. With the assistance of CBRE the mission went out to the market to seek a
developer who would be able to provide finance for the overall project. The applicant was appointed
and in September a Reverend who has experience of work with community groups, was also
appointed to LMSM to oversee the project and ensure that it was developed in such a way as to
benefit all the community.
10.107 The letter advises that the development produces both a capital and revenue benefit for the Mission.
It states that:
‘the capital receipt has been used to upgrade the original design of the church so as to produce a
great building which will be equipped with all modern facilities. In addition, the church will receive a
minimum of £ 4 million. Capital receipts belong to The Trustees of The Methodist Church – in the first
instance at circuit level. The Lambeth Circuit comprises 6 churches, Mostyn Road, North Brixton,
Railton Road, Central Brixton, Tulse Hill, Brixton Hill, Streatham alongside LMSM. The intention of the
leadership team of the Lambeth Circuit is to make these funds available to the other churches so that
they might renovate their facilities and make their buildings more accessible to their local communities.
Renovation of these buildings removes the on-going and time-consuming effort members have to
undertake and makes their time and energy more available to serving their communities. If we can
develop each church facility upgrade with an outreach plan many more residents in Lambeth may
benefit from community development programmes. In the specific case of LMSM the local church
holds the revenue streams generated by its building/activity. The hotel is due to pay an annual ground
rent to the church. The first, and most important benefit of this revenue stream is that it allows the
church to employ professional staff. With all the laws and rules now in force – for example
Safeguarding, Health and Safety, GDPR – it is almost impossible for a third sector organization to be
run purely by volunteers. Our current plan is to employ 2 full time staff. The first would be a centre
manager to look after volunteers, finance, bookings etc. The second would be a community
development worker to develop various programmes of benefit to local residents. In time other fulltime staff might be added, dependent on programme development and finance – but part-time workers
will almost certainly be employed to run groups and activities’.
10.108 Officers note that the applicant was appointed, but it is not clear from the letter what the other
interest was, who the other tenders were from and what they would offer.
10.109 The capital receipts would belong to The Trustees of The Methodist Church – in the first instance at
circuit level. Whilst they have an intention of making the funds available to other Churchs so that they
might renovate their facilities, the receipts belonging to the Trustees of The Methodist Church at
circuit level could not be secured through a s106 as it is not directly related to the development. It is
also not clear what would happen if the hotel operator changed to another operator and whether the
Church would still receive receipts.

10.110 Officers note that the proposal would provide brand new replacement facilities for the church but it is
officer’s view that this does not re-provide a facility beyond what is required by Policy S1 of the
Lambeth Local Plan apart from employing an additional community worker.
10.111 It is proposed that the revenue stream would allow the Lambeth Methodist Mission to employ 2 full
time staff. From the above it is envisaged that the first would be a centre manager for administrative
type duties and the other a community development worker. Officers however note that there is an
existing administrator that would be retained and be in charge of booking arrangements as per the
existing situation, so the benefit in terms of employment of staff is the addition of a community
development worker to develop various programmes that would benefit local residents. This is
welcomed and if minded to grant permission it is recommended that a full time Community
Development Worker is employed and in place 6 months prior to occupation of the buildings and two
years following this, to be secured via a s106 if minded to grant planning permission.
10.112 The Planning Statement submitted states that ‘in addition to the demand noted above, it is important
to consider the considerable planning benefits which are generated by hotel accommodation, including
employment opportunities, with many jobs created both during the construction and operation. It is
estimated that a proposed hotel at Lambeth Methodist Mission, would provide approximately 45 jobs
when operational along with additional benefits such as apprenticeships and work placement
opportunities’. It is officers view that although it will provide some employment use it’s considered a
low employment density and that other employment uses such as offices provide higher employment
densities.
10.113 In terms of apprenticeships and work placement opportunities the Employment and Skills SPD
requires employment and skills Plan to cover construction and post occupation to secure percentage
of jobs created by the development during construction and first two years of end-use occupation for
local residents; and engagement with local school and colleges to promote the skills and
qualifications needed for employment in the commercial sectors of the end-use occupiers in place
during the first two years of the development. In this regard the applicant has not committed to
anything above what is required by Policy D4 and the Employment and Skills SPD (2018) to be
considered a planning benefit.
10.114 Lambeth Local Plan Policy EN4 (b) (i) states that all new non-residential development and non-selfcontained residential accommodation, should meet at least BREEAM ‘Excellent’ unless it is
demonstrated it is not technically feasible or viable to do so, in which case proposals should
demonstrate a very good rating. A BREEAM pre-assessment have been submitted for both the church
and hotel. Both pre-assessments demonstrate that a rating of ‘Excellent’ can be achieved. In this
regard the applicant has met the ‘excellent’ rating as indicated by the policy it at least meets this.
11 Design and Conservation
11.1 Heritage
11.2 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.
11.3 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.
11.4 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.

11.5 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.
11.6 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.
11.7 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.
11.8 What follows is an officer assessment of the extent of any 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.
11.9 The Council’s Conservation and Design Officer has reviewed the proposal and their comments are
included within the sub sections below.
11.10 Demolition of Existing Church
11.11 The site is located on the edge of the Lambeth walk China Walk Conservation Area (boundary
illustrated in purple in Figure 5 and the application includes the demolition of the existing church and
hall and Policy Q22 is applicable

Figure 5 Illustration of Lambeth walk China Walk Conservation Area
11.12 Lambeth Local Plan Policy 22 (a) permits developments in conservation areas where they preserve or
enhance the character or appearance of the conservation area by (i) respecting and reinforcing the
established, positive characteristics of the area in terms of the building line, siting, design, height,

forms, materials joinery, window detailing etc. Part (b) (i) of this policy (22) supports demolition in a
conservation area if the structure proposed does not make a positive contribution to the character or
appearance of the area. The church complex has been identified in the Lambeth Walk Conservation
Area character appraisal (2017) as making a basic positive contribution to the character and
appearance of the China Walk/Lambeth Walk conservation area by virtue of its art work ‘The Word’.
11.13 The church and hall complex has a number of positive attributes that are in keeping with and
contribute positively to the distinctive historic built context of the area:


The mass of the hall element of the building (on the corner with Lambeth Walk) is in keeping
with the mass of the former Lambeth Walk PH (17 Lambeth Rd). Both buildings, sharing a
similar mass, provide a fairly balanced composition marking the ‘gateway’ into Lambeth Walk
Conservation Area from the north.



The mass and parapet line of the hall element is in keeping with the height of the adjoining
former slipper baths. This brings a degree of unity to this east side of Lambeth Walk. The
set-back of the hall element on the Lambeth Walk frontage allows the curved corner and
façade of the Slipper Baths to be appreciated in views from Lambeth Road.



The elongated window openings and the slender multi-paned metal windows on the Lambeth
Walk facing elevation of the hall element have similar stylistic rhythms to the adjoining former
slipper bath building. This reinforces the relationship between the two buildings even though
they are in different brickwork.



The use of brick and the orthogonal form of the hall element of the building reinforce the
brick built, box-like forms Georgian houses on the North side of the road; and



The sculpture ‘The Word’ on the façade adds richness to the otherwise understated
architecture.

11.14 However, it is accepted that the church and hall complex has failings too:


The pink concrete bricks are cheap and not really in keeping with the stock bricks and red
bricks in the rest of the conservation area.



The architecture of the hall is utilitarian and austere in character.



The architecture and execution of the church building is not noteworthy.



The general treatment of steps, ramps, forecourt, curtilage walling etc. is poor.



The hall building is in poor repair – spalling concrete, broken boundary walls and has a
general unkempt appearance.

11.15 Given the failings of the existing buildings it is not considered that their loss would harm the character
and appearance of the conservation area subject to the retention and reinstatement of the sculpture
‘The Word’ in any replacement scheme and that the building shall not be demolished until a contract
for the replacement building has been made to be secured by s106 if minded to grant planning
permission.
11.16 Scale, massing, layout and appearance

11.17 Lambeth Local Plan Policies Q5, Q7 and Q8 are in relation to design specifically local distinctiveness,
urban design and design quality construction detailing and are relevant to the assessment of this
aspect of the proposal.
11.18 Church
11.19 The church is proposed to be located on the corner of the site. To the north across Lambeth Road are
dwellings – three storeys (some with semi-basements). No. 17 Lambeth Road is a 4 storey building
located to the west of the site on the opposite side of Lambeth Walk; south of it is 1-15 Spode House a
five storey (plus roof accommodation) block of flats. Lambeth Walk Group Practice is a three storey
building located immediately to the south of the site. China Walk Estate (four storeys plus attic) is
beyond it to the south. The proposed hotel will adjoin to the east. The two separate architectural forms
of church and hotel are articulated further by the single storey entrance bay of the church on this east
side which accentuates the functional and architectural differences between the two forms.
11.20 Whilst the building footprint would move further forward of the current church and hall building line, the
proposed church would still align with the established building line along Lambeth Road. The church
entrance is setback within that frontage. To Lambeth Walk the building line comes forward to align
with the façade of The Lambeth Walk Group Practice.
11.21 At four storeys the church element would respect the building heights of its immediate neighbours to
the north, west and south. In this regard the bulk, scale and mass is considered acceptable in
townscape terms – providing a balance and the gateway into the conservation area when considered
with the adjoining former PH.
11.22 The church building is finished in stock brick with rows of arched openings. This understated
architectural approach, whilst modern, takes its inspiration from the Georgian church that once
occupied the site. The proposed church is a compact, carefully considered and attractive building of
much higher quality than the building it replaces. It will perpetuate the church use of the site
(providing continuity of worship here since the 18th Century). Importantly the statue ‘The Word’ is to
be retained in a niche outside the main entrance of the church. That low level location by the entrance
will allow worshippers and the public to continue to appreciate the piece. If minded to grant planning
permission a compliance condition is recommended that the Word sculpture shall be permanently
reinstated in the approved location prior to occupation of any of the buildings. The new church will
enhance the character and appearance of the Lambeth Walk Conservation Area.
11.23 It will be important to secure high quality external construction at the build stage and as such if minded
to grant planning permission a condition is recommended that detailed drawings at 1:10 scale
(including Sections) shall be included for all external elements, 1:1 scale sample panels showing
typical elements of both buildings shall be erected on site for the approval of a design officer prior to
the commencement of above ground works on site.
11.24 In order to prevent visual clutter, and to ensure a satisfactory external appearance to the design of the
building if minded to grant permission conditions are recommended requiring an external signage
strategy to be submitted to and approved prior to first occupation of any of the buildings and a
compliance condition no plumbing or pipes, other than rainwater pipes, to be fixed to the external face
of the proposed building to ensure the design of the scheme is of a high standard.
11.25 In this regard subject to conditions the special interest of the existing complex would be maintained in
terms of the scale of development on the corner, the use of brick and the presence of the sculpture. It
would provide a positive response to the local context and would enhance the character and
appearance of the Lambeth Walk CA in accordance with Lambeth Local Plan Policies Q5, Q7, Q8 and
Q22.

11.26 The hotel is proposed on the site of the current church. Like the proposed church, the hotel will come
further forward on Lambeth Road to align with the established building line. The building is 11 storeys
tall and rectangular in footprint with its mass aligned north to south. The façade treatment is comprised
of a stacked arrangements of vertical posts and horizontal lintels framing the window openings.
Subtle adjustments in rhythms add interest. Whilst the design is modern the effect gives a sense of
solidity and permanence which sits comfortably with the proposed church.
11.27 Adjoining the hotel to the immediate east are two tall buildings which are outside the conservation
area. The first, International House, is immediately next to the church. It is a plain post-war building
(10 storeys plus plant room) containing student housing. The second, adjoining it and turning the
corner with Kennington Road is Lambeth Tower a 1960s complex with 10, 11 and 12 storey elements.
It was designed for Lambeth Council by George Finch. Finch’s work has received increased
appreciation in recent years (his Brixton Recreation Centre is now listed) and Lambeth Towers is
considered one of his best local buildings. The proposed hotel would be of a similar height to these
buildings.
11.28 As described above the character of the immediate locality is very varied with a range of ages and
heights - the application site sits on the very edge of the fairly low rise conservation area and
immediately adjoins two existing tall buildings. These considerations stand it the proposal’s favour.
The key issue is not so much the principle of the height but rather its impact of the on the character or
appearance of the Lambeth Walk and China Walk CA and the wider locality. Having assessed this
impact using site visits and the applicant’s Townscape and Visual Impact Assessment officers have
concluded that no harm will result to the character or appearance of the conservation area. The
proposed hotel building is architecturally calm, dignified and understated. It has a sense of solidity
and a muted colour which allow it to sit comfortably in views up Lambeth Walk from within the CA and
into the CA from Lambeth Road. Furthermore, in views form the south the proposed hotel screens
International House from view – improving the setting of the CA. It is also considered acceptable and
in accordance with Local Plan Policies Q5, Q7, Q8.
11.29 It will be important to secure high quality detailing of external elements at the build stage and as such
if minded to grant planning permission a detail construction condition is recommended of construction
detailing drawings at 1:10 scale (including Sections) shall be included for all external elements, 1:1
scale sample panels showing typical elements of buildings shall be erected on site for the approval of
a design officer prior to the commencement of above ground works on site. Given the high quality of
brickwork that will be required a condition requiring the retention of the project architects through to
implementation stage is also required.
11.30 In order to prevent visual clutter, and to ensure a satisfactory external appearance to the design of the
building if minded to grant permission conditions are recommended requiring an external signage
strategy to be submitted to and approved prior to first occupation of any of the buildings and a
compliance condition no plumbing or pipes, other than rainwater pipes, to be fixed to the external face
of the proposed building to ensure the design of the scheme is of a high standard.
11.31 Hotel
11.32 The building line of the hotel element would increase towards the front of the site fronting Lambeth
Road by varying degrees up to 5m. The proposed hotel building element would be setback from the
front boundary at its closest point by 1.84m approx. increasing to 2.29m approx. It would be similar to
the building line along this part of Lambeth Road the church element and to the east the adjacent
International House.
11.33 Adjoining the existing church to the immediate east are two tall buildings. These are outside the
conservation area. International House (immediately next to the church) contains student housing and
is a plain building of tight rectilinear form rising to 10 storeys plus plant room. Adjoining, addressing
Kennington Road is Lambeth Tower which is a 1960s complex with tower elements at 10, 11 and 12

storeys. The latter was designed by George Finch for Lambeth Council. Finch’s work has received
greater appreciation in recent years (the Brixton Recreation Centre is now listed) and Lambeth Towers
is considered one of his best. The proposed hotel would be of a similar height to these post-war
neighbours. It has a post and lintel type treatment which give it solidity and mass. It sits comfortably
with the proposed church compositionally.
11.34 This would be the only tall building within the conservation area and at first that might suggest it is
unacceptable. However, the character of the locality is very varied, the proposal is on the very edge of
the conservation area and it immediately adjoins a number of existing tall buildings. These
considerations stand in the proposal’s favour. The key issue is not so much the principle of the height
but the impact of the proposal on the character or appearance of the Lambeth Walk and China Walk
Conservation Area. Having assessed this impact using site visits and the applicant’s Townscape and
Visual Impact Assessment officers have concluded that no harm will result to the character or
appearance of the conservation area. The building is calm, dignified and understated. It has a sense
of solidity and a colour which allow it to sit comfortably in views within the CA up Lambeth Walk and
into the CA on Lambeth Road.
11.35 It will be important to secure high quality detailing of external elements at the build stage and as such
if minded to grant planning permission a detail construction condition is recommended of construction
detailing drawings at 1:10 scale (including Sections) shall be included for all external elements, 1:1
scale sample panels showing typical elements of buildings shall be erected on site for the approval of
a design officer prior to the commencement of above ground works on site. Given the high quality of
brickwork that will be required a condition requiring the retention of the project architects through to
implementation stage is also required.
11.36 In order to prevent visual clutter, and to ensure a satisfactory external appearance to the design of the
building if minded to grant permission conditions are recommended requiring an external signage
strategy to be submitted to and approved prior to first occupation of any of the buildings and a
compliance condition no plumbing or pipes, other than rainwater pipes, to be fixed to the external face
of the proposed building to ensure the design of the scheme is of a high standard.
11.37 Lighting
11.38 The applicant’s Design and Access Statement indicates entrance lights are proposed, entrance
uplighters and down lighters. If minded to grant permission a condition is recommended that a lighting
plan including details of fittings and showing location of the fittings on both buildings to ensure the
design of the scheme is of a high standard and avoid visual clutter.
11.39 Impact on heritage assets: Lambeth Walk Conservation Areas
11.40 Together the proposed buildings in terms of the building line, bulk, scale, height, massing and
appearance (subject to conditions) would provide a positive response to the local context and enhance
the character and appearance of the Lambeth Walk and China Walk CA. It is therefore considered
acceptable and in accordance with Local Plan Policy Q22.
11.41 Impact on Heritage Assets: other Conservation Areas
11.42 Lambeth Palace CA is located some distance to the west, the West Square CA (Southwark) is
situated to the east; and the Walcot Square CA is located to the south east. See below Figure 6 CA
illustrated in purple

Figure 6 Conservation Areas
11.43 The setting of the Lambeth Palace CA will not be harmed because of the distance of the site, the
presence of the railway viaduct and the significant mature trees lining Lambeth Road. The setting of
the West Square CA will not be harmed because the proposal is largely screened by Lambeth Towers
and International House and sits comfortably within its context. The setting of the Walcot CA will not
be harmed because the proposal is not visible from it. It is considered that the proposed scheme
would not harm the special interest of any conservation area. Causing no harm means that it
‘preserves’ and therefore meets the policy tests of Policy Q22.
11.44 Impact on heritage assets: Statutory Listed Buildings
11.45 Nearby statutory listed buildings as illustrated in Figure 7 below illustrated in red, lie to the north side
of Lambeth Road. The settings of no’s 136-160 (Grade II listed), the garden walls and piers to nos
146-160 (Grade II listed) would be preserved because the proposal is across the road and its calm
appearance will not be discordant.

Figure 7 Statutory listed buildings
11.46 Nos 96-102 Lambeth Road (Grade II listed) and no’s 53-57 Kennington Road (Grade II listed) lie some
distance to the north east of the site beyond the junction of Kennington Road and Lambeth Walk and
the Imperial War Museum (Grade II listed) is located within Mary Harmsworth Park on the corner of
Kennington Road and Lambeth Road are of sufficient distance from the application site and separated
from it by International House and Lambeth Towers that no harm will result to their settings.
11.47 Historic England were consulted on the proposal and they advised they did not wish to offer any
comments and that officers seek the views of our specialist conservation advisers.
11.48 The proposal is in accordance with Policy Q20, - no harm will result to the setting of the statutory listed
buildings.
11.49 Impact on Heritage Assets: Locally Listed Buildings
11.50 Locally Listed Buildings near the site are shown in Figure 8 below illustrated in yellow. Given the
distance and presence of intervening buildings there will be no impact on the settings of the Steam
Engine PH, no 41-42 Cosser Street, nos. 67-69 Kennington Road and No’s 59-65 Kennington Road.
The setting of the horse trough on the north side of Lambeth road will remain unaffected.
11.51 The setting of the Lambeth Walk Group Practice building (to the immediate south of the proposed
church) would be enhanced by the new church building which is of a high quality design, is in brick
and of complementary scale. The compositional arrangement of the three buildings is also considered
to be successful with a stepping up in mass from the Group Practice to the church and then to the
hotel.
11.52 Wedgwood House is built around a central garden space which has a path running through it from
West to east. The proposal is to the north and would be glimpsed from the southern side of the
garden (south) of the path. It should be noted that the uppermost parts of International House and
Lambeth Towers are glimpsed in these views presently. When approached along the central path
from Kennington road the proposed hotel will become visible over the rooftop from the middle of the
courtyard. However, as the viewer proceeds west to exit the garden the hotel will disappear from view.
Due to the character and arrangement of the building enclosing the courtyard garden the hotel's calm,
muted presence in the background to the north is not considered harmful to the setting of that locally
listed building.

Figure 8 Locally Listed Buildings
11.53 The proposal is in accordance with Policy Q23 as it preserves the setting of assets on the local
heritage list.
11.54 Impact on heritage assets: Archaeological Priority Area
11.55 The site lies in an area of archaeological interest. Historic England (Archaeology) were consulted on
the application and they raised no objection subject to pre commencement condition for submission of
a Written Scheme of Investigation (WSI). See Archaeology section of this report for discussion.
11.56 Impact upon heritage assets: Cumulative Impact
11.57 In line with the above assessment, officers do not consider that there would be any harm to the
heritage assets. As such, the proposals are considered to be in accordance with Policy Q20 and Q22
of the Local Plan subject to the conditions (if minded to grant permission):







the Word sculpture shall be permanently reinstated in the approved location prior to occupation of
the buildings,
construction detailing drawings at 1:20 scale (elevations and Sections) shall be included for all
external elements;
1:1 scale sample panels showing typical elements of both buildings shall be erected on site for the
approval of a design officer prior to the commencement of above ground works on site,
an external signage strategy for both buildings shall be submitted to and approved prior to first
occupation of any of the buildings;
a compliance condition no plumbing or pipes, other than rainwater pipes, to be fixed to the external
face of the proposed building to ensure the design of the scheme is of a high standard and,
a condition requiring the retention of the project architects through to implementation stage.

11.58 Views
11.59 Strategic views are those identified in the LVMF designated by the Mayor of London. The application
proposal will not be visible in any strategic views.
View

Impact

Victoria Tower Gardens to Lambeth Palace

Norwood Park to the City

Brockwell Park to the City

The height of the scheme has been dictated by a
desire to ensure no adverse impact on this view.
The applicant has provided verified images in their
Townscape and Visual Impact Assessment to show
that no adverse impact will result.
This view is a broad panorama focused on tall
buildings of The City. The existing tall buildings
adjoining the site are not a noticeable feature in this
view and it is not anticipated that the proposal will
have any adverse cumulative impact on view
composition of emphasis.

This view is a broad panorama focused on tall
buildings of The City. The existing tall buildings of
Lambeth enrich the foreground of the view.
International House and Lambeth towers are not
readily discernible in this view and it is not
anticipated that the proposal will have any adverse
cumulative impact on view composition of
emphasis.

11.60 The proposal is considered to comply with Policy Q25 of the Local Plan.
11.61 Assessment of harm versus benefits
11.62 Should the decision maker consider harm does result to the identified heritage assets, they need to
assess the nature of that harm (substantial or less than substantial) and whether they consider there

are public benefits that the scheme brings. The public benefits of the scheme of this report more
broadly.
12 Standard of residential accommodation
12.1 Housing Standards
12.2 London Plan Policy 3.5 seeks to ensure housing developments are of the highest quality internally.
Table 3.3 provides the minimum space standards to be applied to new residential development.
12.3 The proposal would include the re-provision of two residential flats. Flat 1 is a 3 bed 4 person dwelling
of 82sqm (GIA) (2sqm below the existing) which is above the 74sqm requirement (2sqm below the
existing). In terms of storage 2.5sqm of built in storage is required. A 1.2m separate store is provided
and 2.8sqm of storage space provided as built in wardrobes across the three bedrooms. Flat 2 is a 3
bed 6 person dwelling of 108.3sqm (GIA) (18sqm above existing) which is above the minimum 95sqm
requirement. It would include a 3.3sqm separate storage unit which is above the 2.5sqm requirement.
12.4 The proposed development meets the relevant standards, including internal minimum space
standards and would include provision for storage for both residential dwellings. It is considered that
the proposal in this respect accords with London Plan Policy 3.5 (Table 3.3).
12.5 Amenity Space
12.6 Policy 3.5 of the London Plan seeks to secure housing that is of the highest quality and includes
standards for living conditions of the future occupants. Housing SPG sets a number of minimum
design standards that new homes should meet. The standards can be applied flexibly where there is
clear and robust justification for doing so. Standard 26 states that a minimum of 5 square metres
(sqm) of private outdoor space should be provided for 1-2 person dwellings and an extra 1sqm for
each additional occupant.
12.7 Lambeth Local Plan Policy H5 sets out requirements in respect of external amenity space. For new
flatted developments, communal amenity space of at least 50m2, plus a further 10m2 per flat provided
either as a balcony/terrace/private garden or consolidated within the communal amenity space.
12.8 In terms of private amenity space flat no.1 would have a terrace of 5.1sqm, flat 2 would have a terrace
area of 46.5sqm. Whilst flat no.2 would comply with both London Plan and Lambeth Local Plan
standards flat 1 falls short in both instances. In terms of the London Plan the proposal would fall short
by 2sqm and 4.9sqm in terms of Lambeth Local Plan Policy H5. However this flat would be 8sqm
larger than the minimum internal space standards set out in the London plan. The London Plan
advocates this approach. It states that in exceptional circumstances where site constraints make it
impossible to provide private amenity space dwellings may instead be provided with additional internal
living space.
12.9 In this instance the flat no.1 are providing some amenity space moreover, the shortfall is marginal,
being 2 square metres. On balance, it is considered that the development would, overall, adhere to
the standards in the London Plan Housing SPG.
12.10 Lambeth Local Plan Policy H5 pre dates the London Plan Housing SPG and sets a more rigorous
standard. For flatted schemes Policy H5 requires communal amenity space of at least 50sqm per
scheme plus a further 10sqm per flat. Flat no.1 would not meet the 10sqm standard for private
amenity space. However, Policy H5 includes some flexibility and permits any shortfall in private
amenity space to be consolidated with communal amenity space. In total 54.9sqm of communal open
space would be required. The proposal would provide 168sqm of amenity space on the roof of the part
single storey element that separates the two buildings. The accommodation schedule within the DAS
indicates that this space would be for the users of the Church/flexible community spaces.

12.11 It is considered unacceptable that no communal amenity space has been provided and particular
given that flat 1 has a shortfall and is a 3 bedroom/4 person dwelling. Furthermore the site is located in
an area of open space deficiency. In this regard officers consider that the amenity space proposed on
the roof of the part single storey element could be divided to provide communal external amenity
space for the residential occupiers. It is considered that there would be sufficient space to create a
space that functions as somewhere residential occupiers can go to relax and sit out and use. If
minded to grant planning permission a condition is recommended that 54.9sqm of the 168sqm
amenity area on the roof of the part single storey element should be dedicated to the occupiers of the
residential units, preferably the area to the front of the building where it is not overlooked by any
rooms within the church element. Details of how the space would be delineated/made private and
used by the residential occupiers shall be submitted prior to above ground construction works
commencing to ensure adequate provision is made on site.
12.12 Accessible, Adaptable and Wheelchair Housing Provision
12.13 London Plan Policy 3.8 (Housing Choice) requires that 90% of new dwellings will need to be
‘accessible and adaptable’ (this is defined by building regulations – Part M4 (2)); and 10% of new
dwellings will need to be ‘wheelchair user dwellings’ (this is defined by building regulations – Part M4
(3)).
12.14 It’s not clear from the documentation whether both dwellings are ‘accessible and adaptable’ (defined
by building regulations – Part M4 (2)); and whether one of the dwellings would be a ‘wheelchair user
dwelling’ (defined by building regulations – Part M4 (3)). If minded to grant permission a condition for
the provision one of the flats to be wheelchair user dwelling and both flats accessible and adaptable
12.15 Privacy
12.16 Bedroom 1 of flat no.1 and flat no.2 would face onto the hotel. The DAS indicates that the two
bedrooms would be obscure glazed. It is noted that roof lights are proposed over the two bedrooms.
Whilst not ideal but given they are bedrooms and given the constraint of trying to accommodate the reprovision of the church and existing dwellings element within a smaller part of the site on balance it is
considered acceptable in this instance. However to ensure some outlook is afforded it is
recommended that if minded to grant permission a condition is imposed that obscure glazing to these
rooms be to a height of 1.8m from finished floor level.
12.17 Bedrooms 2 and 3 located within flat no’s 1 and 2 have windows and the terrace to flat no.1 would all
face onto Lambeth Walk. It is considered that sufficient separation distances are afforded between the
proposed building and No.17 Lambeth walk (10 m approx.), Spode House (over 20m approx.). The
kitchen/living/dining area of flat no.2 has windows that face towards Lambeth Road these are set in
behind the terrace area. The separation distances between this flat and the dwellings opposite the site
are sufficient over 20m approx. and potentially closer to 30m approx. Officers consider sufficient
distances will be maintained between the proposed and surrounding neighbours that in this regard it is
considered that privacy to the future occupiers of flats no.1 and 2 would not be adversely impacted
upon from surrounding buildings.
12.18 The kitchen/living dining area within flat no.1 would face onto the rear service road and the two storey
building that serves as a doctor’s surgery and Kings College Maths School, both non-residential uses.
The separation distances between the two buildings is less than 10m similar to the existing situation.
Flat no.1 is located on the third floor whist the doctor’s surgery building is two storeys along this
elevation with small high windows with glass bricks and roof lights. The part 3 storey element set away
from the boundary. The windows within the rear elevation of flat no.1 are unlikely to be overlooked
given the proposed windows look over the building. Within the central 3rd storey element there is one
window that faces onto the application site, this window is a high level window and is set in from the
building and away from the boundary. Given this it is unlikely that the future occupiers of flat 1 would
be unduly overlooked from this window.

12.19 In terms of the amenity space located on the first floor, a 1.8m high privacy screen is proposed
between the amenity space and the hotel element which would minimise any direct overlooking from
the windows located within the hotel element at this level. A condition is recommended that details of
the privacy screen be provided.
12.20 Outlook and Aspect
12.21 In this case with the exception of the two bedrooms, all the habitable rooms would be provided with
openings to afford them reasonable outlook. The two bedrooms subject to a condition limiting the
height of the obscure glazing would still retain some outlook at the upper levels of the windows. The
flats overall would be provided with a dual aspect, whilst windows are not in opposite walls, still
provide aspects facing Lambeth Road and Lambeth walk in the case of flat no.2 and flat no.1 onto the
rear of site and Lambeth Walk.
12.22 Daylight
12.23 The application is accompanied by a daylight and sunlight report prepared by GL Hearn, dated
16/08/2018, submitted 29/12/2018. This has been reviewed by the Council’s Daylight and Sunlight
consultant.
12.24 In terms of the self-testing, this is applicable to the two proposed dwellings that from part of the
proposal. For these two dwelling, suitable levels of daylight and sunlight are provisioned for /
effectively meeting the BRE Guide target criteria.
12.25 In terms of provision of daylight and sunlight within the development (self-testing), the proposal
adheres suitably to the BRE Guide for the two dwellings.
12.26 Noise and Vibration
12.27 An Environmental Noise Report by Sharps Redmore, dated 21st August 2018, ref. 1616441, has been
submitted in support of the application. The report deals solely with plant noise and sound insulation.
The report notes that the main potential impacts are noise from mechanical services plant and noise
from delivery and servicing activity and road traffic noise. The report has been reviewed by the
Council’s Environmental Health consultants.
12.28 As façade elements for the development are yet to be decided, within the noise assessment Sharps
Redmore have used the measured sound levels (outlined in Table 3.2 of the noise assessment) to
propose a typical façade wall specification (Table 4.1 of noise assessment) and window system
specification (Table 4.2 of noise assessment) that would ensure the achievement of the internal sound
levels of the BS8233:2014 (cited in Table 2.1 of the noise assessment). In principle the proposed
development would be acceptable in this regard subject to the façade details being secured. Hence if
minded to grant planning permission the following conditions are recommended that prior to the
commencement of construction works above ground for church/residential element a scheme of sound
insulation and vibration isolation for the residential units of each relevant block to be submitted, shall
achieve the habitable room standard as detailed in BS8233:2014 with no relaxation for exceptional
circumstances and must include details of post construction validation and a separate validation report
submitted for approval. A further compliance condition that the residential units are designed and
constructed to meet specific noise standards is also required. A condition to ensure that the amenity
space affords a good level of amenity is recommended so that noise levels in this area should not
exceed 55dB (LAEQ 16hr). This is to ensure that no noise nuisance or disturbance is caused to the
detriment of the amenities of future occupiers.
12.29 The proposed church building includes a large church hall, suitable for community events and also a
number of flexible community spaces. The Sharps Redmore noise report suggests that no nuisance or
disturbance would be caused, when these are in use. However, the quality of the sound insulation
within the premises has not been identified. It is likely that these halls/space may be used for other
entertainments such as weddings etc. which might include playing amplified music. As a new build

these measures can be designed into the scheme using suitable conditions to control the impacts. If
minded to grant permission the conditions recommended are as follows:


Prior to commencement of construction a scheme of noise assessment mitigation and validation
monitoring of the church hall and flexible community space shall be submitted and approved. 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 specific details to be listed in the condition;



Prior to occupation a scheme of noise control to be submitted and approved; and



Prior to occupation of the development a suitably qualified person shall be appointed to design and
install a multi speaker array with built in noise limiting device setup in accordance with the
recommendations of the scheme of noise control measures

12.30 If minded to grant permission a condition controlling hours of operation and limiting noise from live
music/amplified music is also necessary to protect the amenities of the future occupiers in relation to
noise disturbance. That a condition limit noise from any source of live music or amplified sound,
including but not limited to speech or music shall not exceed the background noise level L90B(A) 5
minutes, when measured from outside the building;
12.31 A condition controlling hours of operation other than for the purposes of worship excluding
celebrations of marriage the hours of operation of the church hall and flexible community spaces,
given the residential element forming part of the church and nature of the area this should be
restricted to 08.30 to 22:00 hours Monday to Thursday, 08.30 to 23:00 Fridays and Saturdays and
09.00 to 19:00 hours on Sundays. That other than for the purposes of worship excluding celebrations
of marriage no amplified music, public announcement equipment or live music shall take place in the
church hall and flexible community spaces during night time hours of between 22:00 hrs and 08:30 hrs
Monday to Sunday and that the café shall only operate ancillary to the purposes of worship;
12.32 Subject to the above conditions (if minded to grant permission) the proposal would accord with policy
Q2 of the Lambeth Local Plan (2015)).
13 Quality of hotel accommodation
13.1 Standard of Hotel Accommodation
13.2 Lambeth Local Plan Policy ED12 (c) states that ‘’New visitor accommodation should be of high quality
design so that it may be accredited by the National Quality Assessment Scheme’’.
13.3 The National Quality Assessment Scheme’s quality standards are set out in ‘’Hotel Accommodation:
Quality Standard, Visit England (2011)’’. Reflected in Figure 9 below are the most relevant minimum
entry requirements which relate to the layout of the proposed hotel rooms:

Standard
Bedrooms
4.1 Bedroom
provision
4.2 Size and
Spaciousness

Comment
The proposed hotel would provide more than five letting bedrooms. 137 bedrooms
are proposed.
The proposed hotel rooms vary in sizes between 18.9sqm (NIA) - 26.7sqm (NIA),
with adequate ceiling height. The submitted drawings illustrate layouts of the hotel
rooms which indicate sufficient space to allow guests to move easily around.
Each room has at least one window.

4.8 Windows
and window
coverings
Bathroom
5.1 Size and
All the rooms would have an en suite bathroom which appear to be of sufficient
Spaciousness
size.
5.2 Provision
The submitted drawings show that the bathrooms would have sufficient space to
of En suite
provide a WC and bath or shower.
Figure 9 Quality Standards

13.4 With regards to the layout of rooms the proposal is considered to be of good quality and in this respect
has the potential for achieving high quality design in line with Policy ED12 (c)
13.5 Accessibility
13.6 London Plan Policy 4.5 (B) (a) and Policy ED12 (b) of the Lambeth Local Plan (2015) seeks to ensure
that all new visitor accommodation meets the highest standards of accessibility and inclusion and
10% of bedrooms should be wheelchair accessible.
13.7 The applicant indicated that revisions submitted on 26/11/2018 and 31/1/2018 included revisions to
the accessible rooms clarifying the 10% wheelchair accessible rooms in response to GLA Stage 1
response. The revised DAS/drawings refers to the provision of 10 (7%) universally accessible rooms
and a further 5 (4%) rooms that are adaptable rooms should the hotel require more. This does not
comply with London Plan Policy 4.5 (B) (a) and Policy ED12 (b) of the Lambeth Local Plan (2015). In
this regard if minded to grant permission a condition is recommended that 10% of bedrooms should be
a wheelchair accessible and details submitted as part of the Accessibility Management Plan. A further
condition is recommended that an Accessibility Management Plan be submitted to include the
following:
 Reserving rooms for disabled people (such as last-let basis);
 Allocating adjacent /interconnecting rooms for personal assistants (including policy on room
charges);
 Providing welcome packs (which include the Access Statement as recommended in PAS
88:2008) including detailed information of the room, its facilities and mobile equipment, the










contact details for the Accessibility Coordinator or a trained advisor based within the hotel and
familiarisation tours on arrival
Allocating parking on the premises or alternative arrangements to facilitate older people and
those with a Blue Badge
Design and maintenance of furniture and fittings that are part of the accessibility provision of a
room
Providing, maintaining and reserving equipment, such as mobile hoists, hearing loops, shower
and bath seats, etc
Arrangements for making standard equipment accessible for example by indicating
unimpeded access to curtains, and storage of spare linens within reach of a wheelchair user
Means of escape procedures
Encouraging feedback from disabled guests
Reviewing the Acessibility Management Plan
Provision for 10% of bedrooms as wheelchair accessible.

13.8 Subject to conditions (if minded to grant permission) the proposal would accord with London Plan
Policy 4.5 (B) (a) and Policy ED12 (b) of the Lambeth Local Plan (2015).
14

Amenity for Neighbouring Occupiers

14.1 Local Plan Policy Q2 (Amenity) seeks to protect the amenity of existing neighbours and the visual
amenity of the community as a whole. This is measured in terms of potential impacts in relation to
outlook and privacy, daylight and sunlight, noise and air quality and impacts during construction.
14.2 Daylight, Sunlight and Overshadowing
14.3 The beginning of the Agenda Pack contains broad contextual overview of the assessment framework
within which BRE compliant sunlight and daylight studies are undertaken. This includes an
explanation of the key terms and targets contained within the BRE guidance. The following
assessment has been made in the context of this information.
14.4 The application is accompanied by a daylight and sunlight report prepared by GL Hearn dated
23/08/2018, and Daylight and Sunlight Technical Note, prepared by Consil dated 08/02/2019, received
08/02/2019.
14.5 The following surrounding properties contain residential accommodation and, due to their proximity to
the development site, applicable habitable rooms within have been assessed in terms of the effects of
the proposed development upon their daylight and sunlight amenity:
14.6 Residential :130-148 (evens) Lambeth Road
17 Lambeth Road (former PH)
1-15 Spode House, Lambeth Walk
Lambeth Towers, Kennington Road
Wedgewood House, Lambeth Walk
International House, 1-5 Lambeth Road (former student accommodation / quasi-residential / shortstay)
14.7 In addition, the following non-residential buildings have also been considered:5 Lambeth Walk – Building divided into NHS Doctors surgery and King’s College Maths School
Days Hotel, 54 Kennington Road
Community Centre, Lambeth Walk

14.8 Ordinarily, commercial properties are not usually analysed in reference to the BRE Guide unless there
is a particular importance for daylight for which 5 Lambeth Walk could potentially be considered more
applicable for such consideration.
14.9 The following Figures 10 and 11 illustrate the location of the properties tested. Analysed buildings
shown in light blue and annotated on drawing.

Figure 10 Proposed 3D View (Source: Daylight and Sunlight Assessment prepared by GL Hearn).

Figure11 Proposed 3D View (Source: Daylight and Sunlight Assessment prepared by GL Hearn)
14.10 Daylight
14.11 The main consideration for neighbouring daylight review is in reference to the vertical sky component
(VSC) and daylight distribution (where room layouts are known) as per the BRE Guide. Given that
there are is fairly limited existing massing on site, reductions in daylight require due consideration,
given that some of the surrounding neighbouring properties will have higher levels of daylight
(ordinarily, not the norm for an urban location). It is also appropriate that some consideration is given
to retained values of daylight in the proposed scenario i.e. retained values with the proposed
development insitu.
14.12 The review has focused upon the conventional BRE Guide analysis of VSC and daylight distribution
review. However, given that there are a number of properties with some analysis results that do not
meet the BRE Guide target criteria (largely due to the fairly minimal existing massing on site), the
extent of any ‘adverse impact’ has been categorised on the basis of the typical Environmental Impact
Assessment (EIA) with reductions that exceed 20% (i.e. ‘adverse / noticeable effect) being defined as
follows:




Minor Adverse: Reductions in VSC or NSL of >20% to 29.9%;
Moderate Adverse: Reductions in VSC or NSL of 30% to 39.9%; and
Major Adverse: Reductions in VSC or NSL of equal / greater than 40%.

14.13 The daylight results can be summarised as follows:
14.14 130-148 (evens) Lambeth Road
14.15 These properties comprise terrace townhouses (with lower ground floors) on the opposite side of
Lambeth Road to the north / north-west of site.

14.16 The majority of windows facing onto Lambeth Road (towards site) are considered to serve habitable
rooms and a reasonable understanding on the likely layouts of these properties has been obtained
from various public realm sources with such information being inferred for those few properties with no
information available.
14.17 Daylight VSC : the following can be summarised:14.18 140-148 (evens) Lambeth Road : VSC reductions do not exceed 20% thus readily meeting BRE Guide
target criteria.
14.19 130-138 (evens) Lambeth Road : Typically, VSC reductions do not exceed 20% with the isolated
exception as follows: 130 Lambeth Road : 6 No windows with reductions ranging 21% - 23%.
 132 Lambeth Road : 1 No windows with a reduction of 21%
 136 Lambeth Road : 1 No window (1st floor bedroom) with a reduction of 29%
 138 Lambeth Road : 1 No secondary window / fanlight (ground floor kitchen) with a reduction
of 30%; main primary window to this room has a reduction of 13% - readily meeting the BRE
target.
14.20 Thus in summary, No 130, 132 & 136 Lambeth Road have some isolated windows VSCs to primarily
windows not meeting BRE Guide target criteria with such reductions being considered as ‘minor
adverse’ / considered reasonable for an urban context.
14.21 Daylight Distribution: The BRE Guide states that where room layouts are known, the impact upon
daylight distribution can be found and this is a standard part of the assessment procedure.
14.22 Typically, the daylight distribution to the rooms as existing, have extremely high levels of daylight
distribution, many close to 100% which is again unusual in an urban context. From the analysis
submitted by GL Hearn / Consil reductions are limited and all readily meet the BRE Guide target
criteria / there is no adversity for daylight distribution (analysis not submitted for No 146 or 148
Lambeth Road but any reduction would be minimal for these properties / too remote).
14.23 In consideration of the aforementioned analysis for both VSC and daylight distribution, officers
consider the daylight impact upon 130-148 (evens) Lambeth Road is acceptable, especially given the
urban context.
14.24 17 Lambeth Road (former PH)
14.25 This former PH (The Lambeth Walk Public House), has been converted into residential flats (flats 1-7)
and is on the opposite side of Lambeth Walk to the west / south-west of site. Figure 12 below is a
window map illustrating the windows tested.

Figure 12 Window map – 17 Lambeth Road (Source Daylight and Sunlight Assessment prepared by
GL Hearn)
14.26 There are 4 No flats with windows in the east elevation facing site (one at each floor). For the flats at
ground, 1st and 2nd floor, windows within the east facing elevation which serve a living room (or
living/kitchen/dining room), also have windows in the north elevation facing onto Lambeth Road).
Given such rooms are dual aspect and served by similar sized windows, the average VSC is
applicable for which reductions would readily meet BRE Guide target criteria and given the dual
aspect of the room, equally daylight distribution would readily meet target criteria.
14.27 For the remaining applicable windows for consideration, these relate to bedrooms and reduction are
summarised as follows for VSC:14.28 Ground floor flat : Bedroom R3 served by window W9 : VSC as existing is 27.7 reducing to 18.4 in the
proposed (reduction of 34%).
14.29 1st floor flat : Bedroom R2 served by windows W5 & W6 : W5 VSC as existing is 32.7 reducing to 22.2
in the proposed (reduction of 33%) and W6 VSC as existing is 32.2 reducing to 20.4 in the proposed
(reduction of 37%).
14.30 2nd floor flat :
 Bedroom R2 served by windows W4 & W5 : W4 VSC as existing is 34.2 reducing to 25.6 in
the proposed (reduction of 26%) and W5 VSC as existing is 34.0 reducing to 23.8 in the
proposed (reduction of 30%).




Bedroom R3 served by window W6 : VSC as existing is 33.9 reducing to 22.4 in the proposed
(reduction of 34%).
Bedroom R4 served by window W7 : VSC as existing is 33.9 reducing to 21.7 in the proposed
(reduction of 36%).


14.31 3rd floor flat :
 Bedroom R1 served by window W3 : VSC as existing is 35.6 reducing to 27.3 in the proposed
(retained VSC value is above 27 thus reduction not applicable).
 Bedroom R2 served by window W4 : VSC as existing is 35.8 reducing to 26.6 in the proposed
(reduction of 26%).
14.32 For daylight distribution in reference to the aforementioned bedrooms, these all meet BRE Guide
target criteria with the exception of :14.33 2nd floor flat :
 Bedroom R3 served by window W6 : Daylight distribution as existing is 98% reducing to 68%
in the proposed (reduction of 31%).
 Bedroom R4 served by window W7 : Daylight distribution as existing is 96% reducing to 69%
in the proposed (reduction of 29%).
14.34 3rd floor flat :
 Bedroom R1 served by window W3 : Daylight distribution as existing is 82% reducing to 58%
in the proposed (reduction of 30%).
 Bedroom R2 served by window W4 : Daylight distribution as existing is 88% reducing to 57%
in the proposed (reduction of 36%).
14.35 In summary, for the applicable bedrooms at ground, 1st and 2nd floor, there is typically, ‘moderate
adversity’ in terms of VSC reductions. In terms of daylight distribution, there is typically ‘moderate
adversity’ at 2nd and 3rd floor level. We consider such reductions could be considered reasonable
given that all retained VSC values are above a VSC of 20 (except the ground floor bedroom with a
VSC of 18.4) and retained daylight distribution would leave the rooms with almost 60% of the room or
greater with direct sky visibility.
14.36 1-15 Spode House, Lambeth Walk
14.37 This five storey residential block has an east facing elevation albeit it is circa the northern half of this
elevation facing towards site. It would appear that windows within this elevation are serving a mixture
of studio rooms, living rooms and bedrooms (reasonable assumptions having been made on room
use).
14.38 For VSC reductions, typically meet BRE Guide target criteria with minor exception to 5 No windows
with reductions ranging 21% - 24% thus ‘minor adverse’ / close to target criteria (the analysis has also
been re-run in the permissible ‘no–balconies’ scenario in which all reductions would not exceed 20%
excepting one isolated reduction of 21% to a ground floor bedroom). In terms of daylight distribution,
review based upon reasonable assumed room layouts has been provided for the first 3 No rooms at
each floor at the northern end of the block with windows in the east facing elevation i.e. those rooms
with windows closest to / facing the proposal (Appendix B within Consil’s Technical Note). From the
15 No rooms analysed, 8 No meet BRE Guide target criteria, 5 No would have ‘minor adverse’
reductions and 1 No with ‘moderate adverse’ reduction and 1 No with ‘major adverse’ reduction (the
latter relating to a 1st floor assumed bedroom). In all these instances, retained values are 50% or
greater of the room having access to direct skylight at the working plane. It is anticipated that all
rooms in the southern half of the block would have daylight distribution readily meeting BRE Guide
target.

14.39 On balance, in consideration of both VSC and daylight distribution, reductions typically meet target
criteria / close with just two isolated daylight distribution reductions being beyond ‘minor adverse’,
both relating to bedrooms). Overall, officers consider such reductions could be considered
reasonable, especially given these flats are dual-aspect and given the urban context.
14.40 1-35 Lambeth Towers, Kennington Road
14.41 The majority of flats within this block are dual aspect and in terms of specific rooms, the majority of
living rooms are also dual aspect with windows in the rear elevation (relevant to site) and also front
elevation with windows facing onto Kennington Road. Given the dual aspect nature to such rooms, it
has been relevant to include within the analysis applicable windows to such rooms facing on to
Kennington Road as well as the windows within the rear elevation.
14.42 Reasonable information in terms of layouts to flats / rooms uses has been obtained by the applicants
daylight/sunlight consultant to enable adequate review given that the layout / arrangement of flats
(many are duplex) and room uses within the residential block is known.
14.43 In summary, in terms of daylight distribution review, all reductions to habitable rooms meet the BRE
Guide target criteria. In terms of VSC, the analysis confirm that from the 193 No windows reviewed
(which includes all applicable windows on the rear elevation but also for some windows on the
elevation facing Kennington Road where rooms are dual aspect), 164 No (85%) have reductions
meeting BRE Guide target criteria. For the 29 No windows (15%) not meeting target criteria 11 No
have ‘minor adverse’ reductions, 14 No have ‘moderate adverse’ reductions and 4 No have ‘major
adverse’ reductions.
14.44 Given that there is some adversity for VSC, we had requested further review from the applicant’s
daylight/sunlight consultant namely, a ‘without balconies’ / no projecting soffit analysis and also
consideration to the average daylight factor (ADF) given room use and layouts are known, which can
assist in determining the extent of any adverse effect. Such analysis is presented within the Technical
Note rev A submission.
14.45 From review of the supplementary information requested, whilst the theoretical analysis of ‘no
balconies’ is less of a practical exercise for this particular building arrangement but based on this
analysis, all reductions in a ‘no balconies’ scenario indicate that primarily, the VSC reductions would
meet the BRE Guide target criteria indicating that it is the inherent arrangement of the building partially
restricting daylight to those applicable windows with projecting soffits above rather than an adverse
proposal. Furthermore, given the results of the ADF review for the main rooms where there was some
potential adversity flagged, all such rooms would readily maintain an ADF in the proposed scenario
above the minimum ADF value for the given room use (i.e. 2% kitchens, 1.5% living rooms and 1%
bedrooms).
14.46 In conclusion of the original and supplementary daylight review of Lambeth Towers, officers consider
the extent of daylight reductions resulting from the proposal, should be considered acceptable.
14.47 International House, 1-5 Lambeth Road (student accommodation)
14.48 This former student block east / north-east of the proposal now appears to offer short-stay
accommodation / fairly similar to hotel use. For the purpose of review, the applicant has reviewed the
accommodation on the student layout arrangement.
14.49 For VSC reductions, only the nearest windows in the applicable rear elevation have been reviewed
and typically for all of these windows, VSC reductions are ‘minor adverse’ (albeit all retained VSC
values above 20, other than to the ground floor). Given these results the extent has been widened for
further analysis and the applicant’s daylight/sunlight consultant has now assessed the next vertical
column of windows adjacent to those with ‘minor adverse’ reductions (Appendix G within Consil’s
Technical Note). To highlight, the analysis presented combines both original and additional windows

reviewed; it is evident that for the applicable additional windows, reductions typically meet the BRE
Guide target criteria for VSC thus the extent of minor adverse reduction is now really confirmed to the
closest vertical group of windows. In terms of daylight distribution, review based upon researched
room layouts there is minimal reduction / such reductions readily meet the BRE Guide target criteria
(also presented with Appendix G within Consil’s Technical Note).
14.50 In consideration of both VSC and daylight distribution, overall, officers consider such reductions
should be considered reasonable.
14.51 5 Lambeth Walk – Building divided into NHS Doctors surgery and King’s College Maths School
14.52 This building is a two storey building, originally serving as public baths but now the building serves as
a NHS doctors surgery and Kings College Maths School (the latter being fitted-out circa 2014). Figure
13 below is a map illustrating the windows tested.

14.53 Figure 13 Window map – 15 Lambeth walk (Source Daylight and Sunlight Assessment Addendum,
prepared by Consil)
14.54 Limited details on the arrangement of this building has been determined but the property is located to
the immediate south of site / is in close proximity of the site. It would appear that the western-end of
the building is the NHS surgery (approx 40%) and the eastern end of the building servers as the Maths
School (approx 60%). The windows in the north facing elevation (facing site) are a mixture of small
windows and glass blocks to the 1st floor (with benefit, to some extent of rooflights) and to the ground
floor large windows, typically with some privacy film at low level.

14.55 It is apparent that there is there is a significant adverse reduction (many ‘major adverse’ reductions) to
both VSC and to a lesser extent, daylight distribution. Further supplementary analysis has also been
undertaken in respect of ADF; the analysis presented indicates already low levels of ADF / likely
reliance on artificial lighting but such review would need to have confidence of room layouts and uses
which no definitely plans have been obtained for this building.
14.56 Whilst it is appreciated this is a non-residential building, it is apparent that there are significant
reductions of daylight. It is not possible to determine fully, the impact of such reduction as confirmation
on actual room uses and layouts would be required as well as establishing the importance of such
daylight to the tasks undertaken within such rooms. Clearly the building is non-residential and
ordinarily will rely on a significant extent to artificial lighting. Shroeders Begg will seek to review this
particular building further / liaise with the case officer with the view to providing a more definitive
conclusion for this particular neighbouring property and report this in the addendum.
14.57 Days Hotel, 54 Kennington Road
14.58 Commercial hotels are ordinarily not reviewed for daylight reductions in reference to the BRE Guide;
whilst this building has been assessed, there is limited effect from the proposal inany event.
14.59 Chandler Community Centre, Lambeth Walk
14.60 A lobby is the main part of this building facing / closest to site which is not applicable for assessment;
there is no adverse effect to the main hall in terms of daylight
14.61 Sunlight and overshadowing
14.62 On the aspect of sunlight to neighbouring habitable rooms (living rooms are the main sun important
rooms) and for windows applicable for consideration (those that face within 90 degrees of south) the
analysis review confirms that reductions all meet / suitably close to the BRE Guide target criteria.
Thus overall, there is no adverse effect to availability of sunlight to neighbouring habitable rooms (with
focus upon living rooms).
14.63 In terms of amenity areas, there are no formal amenity areas that could be significantly affected by
overshadowing in reference to the 2 hour amenity test at the equinox; consideration of the transient
shadow plots confirms there is no material adverse impact for sunlight and overshadowing.
14.64 Privacy
Sufficient separation distances are afforded between the proposed buildings and No.17 Lambeth
walk (10 m) Spode House (over 20m). Distances between the proposed buildings and the dwellings
opposite the site on Lambeth Road are also sufficient well over 20m and potentially closer to 30m.
Officers consider sufficient distances will be maintained between the proposed buildings and
surrounding residential neighbours and therefore the living conditions of the surrounding residential
neighbours in terms of privacy would not be materially harmed by the proposed development.
14.65 5 Lambeth Walk located to the rear of the proposed building is a two storey building with a third storey
central element that is in non-residential use (NHS Doctors Surgery and Kings College Math). It would
appear that the western-end of the building is the NHS surgery and the eastern end of the building
servers as the Maths School. The windows in the north facing elevation (facing site) are a mixture of
small windows and glass blocks to the 1st floor and to the ground floor large windows, typically with
some privacy film at low level. The proposed tower element has no windows located within the rear
elevation (south) facing onto No. 5 Lambeth Walk. There are windows proposed on the first and
second floor that would serve flexible community spaces within the church building. At first floor the
views would be across towards the building, at and second floor and third floor (residential) the views
would be pre dominantly across the roof of the building. Given the windows of the building at No.5
Lambeth Walk are small and that the ground floor windows have some privacy film it is considered
that the proposal would not result in unacceptable overlooking of the occupiers of this building.
However to ensure there is no perceived overlooking from primarily the first and second floor windows

serving the flexible community uses if minded to grant planning permission a condition is
recommended that the windows at first and second floor serving the flexible community use rooms be
obscure glazed to a height of 1.8m from floor level.
14.66 The proposed tower element is set back from the adjacent boundary with ‘International House’ by 3m
and 5m to the building ‘International House’. All the windows from the west facing elevation feature
frosted glazing and serve bathrooms and WC’s with the exception of one secondary window serving a
living room at ground floor. Given the nature of these windows with the exception of the ground floor
window it is not considered that the proposal would result in any overlooking and that the living
conditions of existing residents would not be materially harmed by the proposed development.
14.67 With regards to the window that serves a habitable room at ground floor level within ‘International
House’ it is a secondary window, the primary window faces onto Lambeth walk. This secondary
window appears it would face onto a blank wall/planting of the proposed development and hence it is
considered there would be no harm to the existing occupiers from overlooking. The entrance to the
hotel is located along this elevation towards the rear and hence there could be some overlooking of
this window from guests coming and going to the hotel, it’s not ideal but could be mitigated by
including some planting along the boundary adjacent the window. If minded to grant planning
permission as part of the details to be submitted for landscaping it should include some planting along
this part of the boundary.
14.68 Given the nature of the proposed use of the building adjacent the boundary is for a hotel, and to
ensure that the adjacent site could come forward if it were to be redeveloped it is recommended that if
minded to grant planning permission a condition is recommended that all the windows within this east
elevation facing 1-5 Lambeth Road (‘international house’) are obscure glazed to a height of 1.8m from
finished floor level.
14.69 With regards to Lambeth Towers, the site is located a sufficient distance away. There are no windows
proposed in the rear elevation of the hotel. Whilst there are some windows within the eastern elevation
towards the rear they would predominately have views across International house, any views towards
Lambeth Towers would be oblique and unlikely that the living conditions of existing residents of
Lambeth Towers would be materially harmed. Given this and the above that if minded to grant
planning permission a condition is recommended that all the windows within this east elevation facing
1-5 Lambeth Road (‘international house’) are obscure glazed to a height of 1.8m from finished floor
level. The existing residents of Lambeth Towers would not be materially harmed in terms of loss of
privacy.
14.70 Outlook
14.71 Officers consider sufficient distances will be maintained between the proposed buildings and
surrounding residential neighbours that the proposed buildings would not unduly impact upon the
outlook from these habitable rooms nor is it considered that it would create a sense of enclosure.
14.72 With regards to 1-5 Lambeth Road, given the windows from the west facing elevation feature frosted
glazing and serve non habitable rooms, bathrooms and WC’s it is considered that the proposal would
not impact the outlook from these windows or create an undue sense of enclosure. In terms of the
ground floor window this is a secondary window with its primary outlook facing Lambeth Road, given
this and given the existing buildings mass and height along this boundary the outlook is already
limited. The proposed building, whilst going higher along this eastern elevation, will follow the existing
setback at this part and it is considered that the proposed would not unduly impact upon the outlook
from this window in comparison to the existing situation. Nor is it likely to create an undue sense of
enclosure in comparison to the existing.

14.73 Noise and Vibration
14.74 Church
14.75 The provision of the Church with community facilities is proposed to provide activities that would occur
into the evening and weekends whilst in amenity terms (noise and disturbance) this element is
considered acceptable subject to conditions if minded to grant planning permission. The conditions
recommended are as follows:


Prior to commencement of construction a scheme of noise assessment mitigation and validation
monitoring of the church hall and flexible community space shall be submitted and approved. 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 specific details to be listed in the condition;



Prior to occupation a scheme of noise control to be submitted and approved;



Prior to occupation of the development a suitably qualified person shall be appointed to design and
install a multi speaker array with built in noise limiting device setup in accordance with the
recommendations of the scheme of noise control measures;



noise from any source of live music or amplified sound, including but not limited to speech or music
shall not exceed the background noise level L90B(A) 5 minutes, when measured from outside the
building;


controlling hours of operation other than for the purposes of worship excluding celebrations of
marriage the hours of operation of the church hall and flexible community spaces, given the
residential element forming part of the church and nature of the area this should be restricted to
08.30 to 22:00 hours Monday to Thursday, 08.30 to 23:00 Fridays and Saturdays and 09.00 to 19:00
hours on Sundays. That other than for the purposes of worship excluding celebrations of marriage
no amplified music, public announcement equipment or live music shall take place in the church hall
and flexible community spaces during night time hours of between 22:00 hrs and 08:30 hrs Monday
to Sunday and that the café shall only operate ancillary to the purposes of worship;

14.76 Subject to the above conditions (if minded to grant permission) the proposal would accord with policy
Q2 of the Lambeth Local Plan (2015)).
14.77 Hotel
14.78 Guests arriving and departing the hotel would do so by the front entrance located to the side of the
building adjacent to 1-5 Lambeth Walk. Whilst the windows within the side elevation service
bathrooms and WC’s there is one exception a ground floor window that serves a habitable room (living
room) along this elevation. There are bedrooms with windows that face onto Lambeth Road and the
rear elevation.There is concern that noise derived particularly from guests coming/going to the hotel in
the evening/late night and from guests coming and going to check-in/checkout, where they maybe
wheeling suitcases along the side passage particularly in the early morning and late evenings would
cause harm by way of noise and disturbance to the occupiers of this adjacent building. The proposal
would therefore be contrary to Policies ED12 (a) (ii) and Q2 of the Lambeth local Plan (2015) and
should be refused.
14.79 There is also concern for the surrounding residential occupiers that have habitable windows that face
onto the street along Lambeth Road that and could be affected from noise and disturbance from the
potential 439 visitors coming and going from the hotel particularly late into the evening and to check-

in/checkout, where they maybe wheeling suitcases along the street if coming by public
transport/walking particularly in the early mornings/late evenings. Consideration also needs to be
given to the potential cumulative impact of this when considered with other hotels in the vicinity where
guests are coming and going to other hotels for example the potential 334 guest coming and going
to/from Days Inn opposite the site and a further hotel to the east on the same Road, Novotel with 398
bedrooms, 796 people potentially. Which cumulatively would have an impact upon surrounding
residential occupiers in terms of noise and disturbance. The proposal is therefore contrary to Policies
ED12 (a) (ii) and Q2 of the Lambeth Local Plan (2015) and should be refused.

14.80 The Draft Delivery and Servicing Management Plan (DSMP) prepared by Russell Giles Partnership
Limited, WHIT/16/3358/DSMP01, was reviewed by the Council’s Environmental health consultant in
terms of noise amenity impacts.
14.81 They consider the hours of collection seem reasonable although as proposed but do take place at
6:30am which takes the deliveries into the ‘night time’ period. It is also noted that roller cages will be
used for linen that can be noisy and potentially be a source of complaints. Therefore if minded to
grant planning permission a condition requiring supplementary assessment and mitigation
requirements required as part of the proposed condition (if minded to grant permission) to secure the
submission of a delivery and servicing plan. The plan should include 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
14.82 A draft construction management Plan has been submitted by Bennett Citygrove which encompasses
both Construction and Demolition with limited details on how the noise and vibration from the works
would be controlled. Noise, disturbance and inconvenience during the construction period can be
mitigated through the provision of a Construction and Environmental Management Plan (CEMP) which
if minded to grant planning permission could be secured via condition. The demolition and
construction should be two separate documents, the demolition plan submitted prior to
commencement of works and the CEMP be submitted prior to construction works and therefore
reflected as two conditions if minded to grant planning permission. .
14.83 The precise details of the mechanical services plant, trunking, exhaust ducting etc are not yet known.
A plant areas is shown on the basement floor plan for the church building and at roof level of the hotel
building. To ensure noise disturbance is caused if minded to grant planning permission a condition is
recommended prior to commencement of the relevant part of the development to secure full details of
any plant equipment, trunking, services etc prior to installation to ensure that it would not result in
undue disturbance to neighbouring occupiers.
14.84 Odours/Fumes
14.85 In terms of odours and fumes from the ancillary café/restaurant uses, the applicant has not provided
any details as to the type and location of the extract exhaust and ducting. If minded to grant planning
permission this can be imposed by condition that details including design, installation and ongoing
maintenance be submitted for approval. An informative is recommended that the design would need to
take account of low level discharge and impact on amenity.

15

Designing Out Crime

15.1 Policy Q3 requires development to be designed in a manner that does not engender opportunities for
crime or anti-social behaviour or create a hostile environment that would produce fear of crime.
Therefore development should not be permitted where opportunities for crime are created or where it
results in an increased risk of public disorder.
15.2 The Design out Crime Officer has reviewed the proposal and considered the scheme to be
acceptable. The officer has raised no objections subject to conditions regarding Secure By Design
measures and Secure by Design Certification if minded to grant planning permission.

16

Trees and Landscaping

16.1 Street Trees
16.2 The Council’s street tree officer has reviewed the proposal. They were satisfied that the impact on tree
health for street trees (T1 and T2) with regard to demolition of the existing building and construction of
the proposed building can be mitigated by conditions (if minded to grant permission) through the use
of appropriate method statements to be submitted and approved if minded to grant planning
permission. These should include the following:


Tree protection plan to be approved



Method statement showing how trees will be protected during all phases of the development in
conjunction with a tree protection plan.



Correct foundation design to prevent potential damage to buildings from tree related subsidence
in the future.



No excavation for service runs within RPA’s whatsoever unless tunnelling under root systems or
the use of vacuum excavation no dig method to be under supervision



Works near tree to be supervised by an externally appointed arboriculturist with sign-off at key
stages

16.3 The main concern raised was the issue of the regular pruning of the street trees located to the front of
the site to prevent them from making contact with the proposed building. The existing trees in this area
are not on a pollard regime at present and it is these natural crown forms that greatly benefits the
street scene locally. As the trees continue to grow taller, their crowns will eventually grow over the
existing buildings, developing into a fuller crown form with a natural appearance. If the proposals are
permitted the trees will always be growing up against the taller building. The ability to form a full crown
will be lost and subsequent amenity value permanently and materially reduced. There will be a burden
of increased costs on the Council’s Tree Section to prune these trees every 2 years. To mitigate the
concerns raised the following s106 financial and non-financial contributions with regards to cost of
pruning and loss of amenity and environmental benefits are required to be secured to make the
development acceptable.


£39,000 towards pruning of both trees (based on pruning every two years);



Replacement trees to be provided if existing street trees die; and



A contribution of £64,511.00 to compensate for the loss of amenity from ongoing pruning and
citing of proposed building near trees (£35,856 larger tree and £28,655 for smaller tree) (the
impact in financial terms calculated using the CAVAT system (Capital Asset Value for Amenity
Trees).

16.4 Subject to the above secured by s106 agreement the proposal would accord with Policy Q10 of
Lambeth Local Plan (2015).
16.5 Landscaping/Ecology
16.6 A preliminary Ecological Appraisal Assessment was submitted and in terms of soft and hard
landscaping plans the details are limited but the DAS includes a landscape strategy. The proposal
some limited soft landscaping. The Council’s arboricultural officer and parks and open space officer
have reviewed the proposal and raise no objection subject to conditions if minded to grant planning
permission.

16.7 The proposed landscape design includes areas of hard and soft landscaping at ground level eastern
elevation, amenity terrace on roof of the part single storey element. However further detailed
information and plans along with detailed specifications are required, if minded to grant planning
permission these can be imposed by condition. In terms of biodiversity the proposal indicates inclusion
of bird and bat boxes, and inclusion of native species Officers will be expecting carefully considered
and comprehensive hard and soft landscape details, including biodiverse landscaping, imaginative
use of vertical planting and other means to maximise use of vegetation in areas of limited open ground
are considered and included in the landscape plan and a 5 year maintenance programme to ensure
successful establishment and high quality landscaped areas. These details are to be submitted prior to
above ground works commencing. Details of and location of bird and bat boxes.
16.8 Any landscape areas at roof level would need to ensure that the pits support the growth of trees and
larger plant and shrub varieties. As part of any soft and hard landscaping plan details should be
submitted that indicate approximate soil depth allowances for the planting at roof garden level. This
can be secured by condition if minded to grant planning permission.
16.9 Officers welcome the proposals for inclusion of an area of green roof on the new development but at
this stage the amount of detail as to its design, installation, composition and maintenance is limited.
Such roofs would improve visual amenity, add to biodiversity habitat, reduce water run-off and reduce
heat transfer. Their exact detail and retention would be secured by condition if minded to grant
permission.
16.10 Subject to conditions which would ensure that the landscaping is fit for purpose, is attractive and well
designed and maintained. The proposal would accord Policy Q9 of Lambeth local Plan (2015) which
supports development. Furthermore the proposal subject to conditions would maximise opportunities
for creating or adding to biodiversity. In this regard the proposal would comply with Policy EN1 of the
Lambeth local Plan (2015).
17 Transport
17.1 Policy T6 seeks to ensure that the development does not have an unacceptable impact upon transport
capacity and infrastructure. Policies T7 and T8 of the Lambeth Local Plan relate to car parking and
servicing. Policies T1, T2 and T3 promote sustainable travel, walking and cycling.
17.2 The proposal has been reviewed by the Council’s transport planner who has raised no objection to the
proposal subject to conditions and mitigation measures secured via s106. The proposal was also
reviewed by Transport for London who recommended conditions and mitigation measures be secured
by s106.
17.3 Site context
17.4 Lambeth Road, which is a borough road, forms part of the Strategic Road Network (SRN) and the
nearest part of the Transport for London Road Network (TLRN), St Georges Road, lies around 400
metres from the site.
17.5 The site is situated within the Kennington CPZ (Zone K) which is subject to parking restrictions
between the hours of 0830 and 1830, Monday to Friday. It borders the Waterloo CPZ (Zone W),
Lambeth Road north of the site boundary is within the Waterloo CPZ (Zone W), subject to parking
restrictions from Monday to Friday between 0830 and 1830, and on Saturdays between 0830 and
1300.
17.6 The site has excellent public transport accessibility (PTAL-6b) meaning that users of the proposed
development would have excellent access to public transport services such as bus routes, corner of
the site Lambeth Road Kennington Road (Stop H) bus stop providing the south-bound service to
Clapham Junction, ‘Stop J’ is directly opposite the site on the northern side of Lambeth Road providing
services towards Shoreditch and Crystal Palace. Corresponding services in the opposite direction can

be accessed from ‘Stop H’ on Kennington Road and ‘Stop F’. The closest station to the site is
Lambeth North, located approximately 350m and London Waterloo Station located approximately
850m to the north of the site.
17.7 Sustainable travel
17.8 The applicant’s Transport Statement indicates that considering the location of the site it is likely that
public transport and ‘active’ modes of travel such as walking and cycling would be the primary choice
for all end users (i.e. hotel guest and staff).
17.9 With regards to cycle provision for the hotel use, the proposal would accord with London Plan
Standards, a provision of 17 cycle parking spaces are proposed comprising of 7 long stay and 10
short stay spaces (7 in excess of London plan Standards). The 7 long stay spaces are located
internally at basement level within the hotel building accessed via lift and two doors before they reach
the store. The specified system is a ‘Snowdon Semi Vertical Cycle rack system’. This system requires
the user to lift the cycle into place and is therefore not recommended. The 10 short stay spaces are
located externally to the rear of the building adjacent the deliveries and staff entrance. The specified
system is a ‘sheffield hoop’. The DAS indicates that the external spaces are located under a rear
cantilevered element of the building. If minded to grant planning permission a prior to construction
works condition is recommended that details of the cycle parking, that includes Sheffield stands,
suitable long stay parking solution and reducing the number of doors required to reach the cycle
parking and cover for external cycle parking shall be submitted for approval.
17.10 With regards to the church a total of 15 spaces are proposed comprising of 3 long stay and 12 short
stay spaces (a shortfall of 5 spaces) and the residential element 6 spaces are proposed, comprising of
4 long stay and 2 short stay spaces. 7 cycle spaces are proposed internally within a store at basement
level (using a low hoop cycle rack), this would accommodate the long stay spaces for both occupiers
of the church and residents. Access would be via a lift and one door before they reach the cycle store.
The 14 short stay spaces for both the residents and residents would be located externally, using
‘sheffield hoops’ a location is indicated to the front of the site. There is a shortfall of 5 short stay
spaces for the church. It is considered that this could be readily accommodated within the curtilage. To
address this if minded to grant planning permission a condition prior to commencement of construction
works is recommended that full details for the cycle parking (church and hotel) is submitted and that
this include a further 5 short stay spaces (church).
17.11 Legible London
17.12 Given the hotel use, with a higher proportion of trips likely to be taken by people unfamiliar with the
area, £10,000 towards local Legible London signage provision and refresh in the wider area is
requested by TfL to be secured by s106 agreement and a condition included that a Legible London
signage strategy to be submitted for approval if minded to grant planning permission.
17.13 This contribution would go towards a new sign to be provided outside of the development, and a map
refresh of 2-3 existing local signs. There are existing signs at Lambeth North station, Kennington
Road/Lambeth Road and Kennington Road/Kennington Lane junctions quite close the site that would
benefit from having the hotel shown on them.
17.14 Pedestrian Crossing
17.15 There is a missing ‘green man’ crossing facility on Hercules Road (junction of Lambeth Road and
Hercules Road) which forms part of Lambeth’s identified Healthy Route Network and is approximately
150M from the site. Given that the staff and guests of the hotel and church are anticipated to walk and
cycle to and from the site and to ensure their safety along this route a contribution of £55,000 towards
a ‘green man’ crossing facility at the junction of Lambeth Road and Hercules Road is required to make
the development acceptable and would need to be secured by s106 if minded to grant planning
permission.

17.16 Travel Plan
17.17 A draft travel plan for the church and hotel has been submitted within one plan as part of the
application which sets out how reliance on private vehicles would be reduced and the use of public
transport encouraged. If minded to grant planning permission a final travel plan for each use the
church and hotel would need to be secured via condition, with a monitoring payment of £3500 secured
via s106.
17.18 Car, Coach parking, taxis & servicing
17.19 Car Parking
17.20 No car parking is proposed on-site with the exception of disabled parking. Given no car parking is
proposed, the site’s excellent PTAL and location within Kennington CPZ (Zone K), the development is
to be car parking permit free development to restrict residents and staff (hotel and church) from
applying for residential and business permits to park cars. This would be required to be secured via a
s106 to make the development acceptable if minded to grant planning permission.
17.21 Disabled Parking
17.22 One disabled parking space is proposed and it would be located at the rear of the building adjacent
International house. It would be accessed via a service yard located to the rear of the building. A
further disabled space is to be provided on-street. In this regard a contribution of £10,000 will be
required to be secured via s106 to make the development acceptable if minded to grant planning
permission, to be made towards one disabled parking space (cost of traffic orders).
17.23 Following comments from the Transport officer, the applicant undertook a parking stress survey which
indicates that there is capacity on surrounding roads. The survey indicates that there is sufficient
capacity to accommodate the small number of expected car trips outside of CPZ operational hours
when on-street parking is available. A summary of the results is indicated below at Figure…….
17.24
Total on street parking Average parking
Overnight (midnight)
capacity
stress during survey
parking stress
day
Weekday
729
60%
65%
Saturday
729
71%
69%
17.25 Figure ………Parking Survey Results (Source: Transport Statement Addendum)
17.26 Coaches and Taxis
17.27 Policy Ed12(a)(i) of the Lambeth Local Plan (2015) states that all visitor accommodation must provide
appropriate off-street pick-up and set-down points for taxis and coaches. It is noted that supporting
paragraph 6.59 of the policy states that ‘the number of pick-up and set-down points for taxis and
coaches should be appropriate to the site and development, as demonstrated through a transport
assessment, and preferably be provided on site’.
17.28 No provision for coaches is proposed on site but the applicant has identified a drop off location, coach
parking facility 200m from the site. Information provided by the applicant in the Transport Assessment
/Addendum would indicate low demand for coaches is expected. This is also supported by TfL. On
balance this is considered to be acceptable in this instance subject to securing a coach parking
management plan by condition if minded to grant permission.
17.29 No dedicated drop off/pick up for taxis has been provided. Information provided by the applicant in the
Transport Assessment/Addendum Transport would indicate low demand that can be accommodated
from the highway Lambeth Road/Lambeth Walk. TfL have indicated that a dedicated drop off/pick up
area would not be necessary. Given the above on balance this is considered acceptable in this
instance.

17.30 Servicing
17.31 Local Plan Policy T8 (b) states that ‘servicing will be expected to be on-site unless demonstrated it can
take place on street without affecting highway safety or traffic flow’. The proposal has no provision for
on-site servicing and deliveries. This is expected to take place from Lambeth Walk. Information
provided by the applicant in the Transport Addendum would indicate low demand for servicing that
could be accommodated from the highway. The proposal is unlikely to affect highway safety or traffic
flow given the low demand and low traffic volumes. Paragraph 5.1.6 of the Transport Addendum
states that on ‘average, 1 vehicle passes the site at Lambeth Walk every two minutes in each
direction. Therefore, the frequency of simultaneous two-way vehicle movements at this location is very
low’. Figure 5.1 of the Transport Addendum indicates that the total vehicle movements (6am to
midnight) is 529 northbound and 552 southbound. On balance this is considered to be acceptable
subject to condition that a delivery and servicing management plan is submitted if minded to grant
permission
17.32 Waste and Recycling
17.33 There are two separate designated refuse storage areas, one for the church / residential uses and one
for the hotel use. Within the proposed church building a refuse store is located on the ground floor at
the rear of the building for church/ residential uses. It would comprise of 1 x 360L Wheelie Bin (waste)
and 1 x 240L Bin (recycling) for the residential element and 5 x 1100L Eurobins (4 waste and 1
recycling) for the church.
17.34 The hotel waste and recycling store would be located within the basement of the taller building. It
would comprise of 8 x 1100L Eurobins (2 x general waste and 6 x mixed recycling) and 10 x 240L
Wheelie bins (5 x glass recycling and 5 x food waste bin).
17.35 With regards to the hotel element there would be a shortfall of 27 x 1100l Eurobins. It should be noted
that at paragraph 3.6 (hotels) of the Lambeth Council waste and Recycling Storage and Collection
Requirements – Technical Specifications for Architects and Developers states that:
‘7,500 litres waste storage for every 1,000m2 gross floor space
This is not a generally applicable minimum requirement. The volume of waste produced depends to a
large extent on the type of hotel, since these can range from short stay bed and breakfast to luxury
banqueting facilities. Lambeth should be contacted at an early stage in the design process to advise
on storage space and equipment requirements’.
17.36 The applicant’s Transport Assessment Addendum at paragraph 4.1.2 states ‘that the provision of bins
within the hotel refuse store is based on advice provided from Whitbread’s waste supplier, Veolia.
Veolia are contracted by Whitbread to collect waste at all of their hotels throughout the UK. Therefore,
the contract manager at Veolia is aware of the quantity of waste generated at each Premier Inn site
and can provide reliable information as to the quantum of bins required’.
17.37 A refuse and recycling strategy is contained within the DAS, this along with the plans was reviewed by
the Councils Waste contractor ‘Veolia’ who supports the proposal. In this regard if minded to grant
permission a compliance condition is recommended that the refuse stores be laid out as shown on the
drawings and that waste management strategy that follows the principles set out in the DAS – Refuse
and Recycling Strategy be submitted prior to first occupation of the buildings.
17.38 Network impacts
17.39 A draft construction management plan has been submitted that indicates a construction works
programme of 120 weeks. Workforce number is expected to peak at 120 and peak HGV construction
vehicle of 3-4 vevhicles/hour (28/day) and 8-10 LGVs/day. A construction vehicle site access is
proposed off Lambeth Walk (in proximity to junction with Lambeth Road) for the demolition and
basement excavation stages. Thereafter, it is proposed to create a Pit Lane/ logistic area along the

eastern side of Lambeth Walk. This pit lane will also require suspension of existing on-street parking
and the closure of the eastern footway along Lambeth Walk. The proposed preferred vehicular access
route to the site is via Lambeth Road, Sail Street, Juxon Street to Lambeth Walk.
17.40 The following concerns are raised in relation the CMP proposals:
 The number of HGVs accessing the site should be minimised and the latest vehicle safety
standards applied.
 The impact of vehicle routing on local streets including Quietway 5.
 The highway will be constrained for a prolonged period during construction, including the
closure of the northern footway.
 No assessment has been undertaken to consider impact of parking suspension on local
parking stress.
17.41 To address the above a condition is required if minded to grant planning permission for a full CMP to
be submitted and to a) demonstrate how HGV movements and any requirement to work within the
highway will be minimised b) assess and mitigate any changes to highway operation required c)
ensure the safe operation of the site and d) exclude construction movements from peak hours when
pedestrian and cycle movements are higher.
17.42 Remedial Works
17.43 The highway authority has no objection in principal to the scale of the applicant’s proposals to remove
any highway rights that may exist on private land fronting this development (as illustrated below). If
minded to grant planning permission this could be secured by s278 agreement secured by s106.
17.44 As currently scoped LBL Highways advise in terms of adopting any of the frontage to these premises.
Were they to do so, the new back-of-path line would need to be a legible and logical boundary that
represents the extent of highway to be used by the public at large as opposed to it being wholly
coincident with the building line. If minded to grant planning permission this could be secured by s278
agreement secured by s106.
17.45 The s278 agreement to be secured by s106 would be required for remedial works to the footway on
Lambeth Walk following use as part of the construction site, re-paving of the footway on Lambeth
Road and for the stopping up and private land offered for public highway.
17.46 Mitigation
17.47 To make the development acceptable conditions as discussed above within the transport section
would be required along with the following measures secured by s106 if minded to grant planning
permission.








£10,000 towards TfL’ local Legible London signage provision and refresh in the wider area
£5,300 Travel Plan monitoring fee Hotel and Church use
£10,000 for on street disabled parking space
£55,000 towards the provision of a ‘green man’ crossing facility at the junction of Lambeth
Road and Hercules Road
s278 for remedial works to the footway on Lambeth Walk following use as part of the
construction site, re-paving of the footway on Lambeth Road and for the stopping up and
private land offered for public highway.
TfL request Comparative Healthy Streets assessment check is carried out before, after, prior
to the stopping up order being approved.
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Sustainable Design and Construction

18.1 The proposal has been reviewed by the Council’s Sustainability consultants who have raised no
objection to the proposal subject to conditions. Their comments are referred to below.
18.2 Sustainable Energy
18.3 London Plan Policy 5.2 states that development proposals should make the fullest contributions to
minimising carbon dioxide emissions in accordance with the following energy hierarchy, be lean: use
less energy; be clean: supply energy efficiently; be green: use renewable energy.
18.4 The applicant has provided separate Energy and Sustainability Statements. The information provided
within the Energy Strategy is sufficient in detail and demonstrates that energy consumption and
carbon emissions will be minimised through appropriate passive and active design measures.
18.5 The applicant has provided an acceptable energy strategy for this development. Overall, a reduction of
35.21% will be achieved against Part L 2013, meeting the policy requirement. Air source heat pumps
and PV panels are proposed for the hotel which contributes a 30.08% saving at the Be Green stage
for the hotel and church. Final details of the PV panels are required to be submitted for review for
review prior to occupation of the development. If minded to grant planning permission this can be
secured by condition.
18.6 Although the residential element of this development is only small (two units) it forms part of a major
development application. As they are part of a major development they are required to achieve a 35%
reduction and offset the remainder. It is considered that although the residential element only achieves
a 10.78% saving, the applicant has maximised carbon reductions from regulated energy demand for
this element. This is mainly because the savings generated from renewable energy are attributed to
the commercial element. In this instance officers require the entirety of the remaining carbon
emissions to be offset, calculated as £5,436 follows and secured by s106 if minded to grant
permission
18.7 Overall, the development achieves a 35%, compliant with London Plan policy 5.2 Housing SPG (2016)
subject to s106 contribution secured and a condition that prior to first occupation development as built
certificates under the National Calculation Method be submitted. This is to demonstrate that the
development has achieved a 35% reduction in carbon emissions.
18.8 Decentralised Energy
18.9 The applicant has provided an extract of the London Heat Map which indicates that there are no
decentralized energy networks in the vicinity of the site. A CHP system is not proposed for this
development, as the proposal intends to use air source heat pumps this is considered acceptable in
this instance.
18.10 Sustainable Design Standards
18.11 The Sustainability Statement provides sufficient information on the issues of waste and water.
However it is clear that not all the materials specifications are known. The applicant only outlines that
the minimum policy requirements will be met. Therefore, if minded to grant permission a condition is
recommended that prior to the commencement of above ground works the applicant provides an
updated Sustainability Statement which explains how these minimum policy requirements will be met
and, where possible, exceeded.
18.12 Green Roof
18.13 The proposal includes installation of a green roof, little detail has been provided on the green roof,
hence if minded to grant planning permission a condition is recommended that details be submitted
prior to installation of the green roof.

18.14 Water Consumption
18.15 The applicant has committed to designing the two residential units such that they meet a water
consumption target of 105 litres/person/day or less. We expect to see a water calculator
demonstrating that this is achievable. If minded to grant planning permission this could be secured by
condition that details submitted prior to first occupation of the development.
18.16 Overheating
18.17 The applicant has undertaken thermal modelling using TM52 which indicates that with the addition of
mechanical ventilation comfort cooling there is no risk of overheating within the hotel.
18.18 BREEAM
18.19 Local Plan Policy EN4 (b) states that proposals should demonstrate in a supporting statement that
sustainable design standards are integral to the design, construction and operation of the
development. Non-residential developments should also be accompanied by a pre-assessment,
demonstrating how the following BREEAM standards, or any future replacement standards, will be
met. Policy EN4 (b) (i) seeks that all new non-residential development and non-self-contained
residential accommodation, should meet at least BREEAM ‘Excellent’.
18.20 BREEAM pre-assessment have been submitted for both the church and hotel. Both pre-assessments
demonstrate that a rating of ‘Excellent’ can be achieved. This is compliant with policy subject to
conditions requiring design stage and post construction stage certificate and summary score sheets
for the buildings (hotel and church) must be submitted, to demonstrate that a ‘Excellent’ rating has
been achieved.
19 Other Environmental Matters
19.1 Management of Surface Water/Flood Risk
19.2 Floodrisk
19.3 Policy EN5 seeks to minimise the impact of flooding within the borough; permitting appropriate
development in Flood Zones 1, 2, 3a and 3b subject to meeting the criteria in annex 5.
19.4 The site is situated within Flood zone 3, which is considered to be ‘High Risk’, but does benefit from
being defended by the Thames Tidal Defences. The Environemnt Agency note that all of the more
vulnerable aspects of the development would be located on the first floor and above, which will be
above the predicted flood level. The submitted flood risk assessment (FRA) states that the ground
floor level of the site is 3.39m AOD. The Environment Agency note if the simultaneous failure of all the
linear defences along the River Thames did occur, flood depths of 0.24 - 0.65 m could occur at the
ground floor level and the basement would be inundated, based on modelling. They therefore advise
the inclusion of flood resilience measures that would improve the resilience of the development in
case of a breach in the defences. An informative to this effect is recommended if minded to grant
permission.
19.5 In accordance with the NPPF it is necessary for applicants to consider the suitability of the site for the
proposed development in terms of ground conditions and land instability. A basement element is
proposed below the church and hotel. A Basement Impact Assessment has been submitted however
is actually a preliminary risk assessment for contamination, however it is considered that this can be
dealt with by way of condition that a Basement Method Statement/FRA submitted for approval if
minded to grant planning permission. This is required at pre commencement stage given the
demolition of the building is within a conservation area, limited information provided and the scale of
the basement proposed.
19.6 Subject to conditions imposed it is considered that the proposal would accord with Policy EN5 of the
Lambeth Local Plan (2015).

19.7 Sustainable Drainage
19.8 Policy EN6 relates to sustainable drainage systems and water management and states that
development should seek to ensure that the layout and design of development does not have a
detrimental impact on floodwater flow across the site.
19.9 The Council’s Floodrisk Officer has reviewed the proposal and agrees with the applicant’s FRA
conclusion that the site is at low risk of flooding from surface water. In addition to this, the applicant
has assessed all sources of flood risk to the proposal, and addressed the risk identified in accordance
with policy.
19.10 The applicant has proposed to construct a blueroof system which will manage the site’s surface water
and the officer’s welcome the design. The design submitted shows a significant improvement on the
existing conditions, and is technically feasible from a drainage perspective. No objection to the
proposal has been raised and the drainage designed submitted should be approved. In this regard if
minded to grant planning permission a compliance condition is recommended that the proposal be
constructed in accordance with the approved design. Subject to a compliance condition it is therefore
considered that the proposal would accord with Policy EN6 of the Lambeth Local Plan (2015).
19.11 Ground Water/Land Contamination
19.12 In accordance with Local Plan Policy EN4 proposals should include an assessment of existing ground
conditions and identify appropriate remedial measures for any contaminated land prior to development
commencing.
19.13 The Council’s environmental health consultants have reviewed the proposal and advise that the
assessment submitted recommends further site investigation. However the Council’s consultants have
indicated that given the risks identified the nature of the development ie no soft landscaping and
residential several stories above ground level would not consider this to be relevant or necessary.
However to protect the landscaping, it is recommended that if minded to grant planning permission
that it is reflected in the hard and soft landscaping condition that a suitable scheme of landscaping and
validation is submitted which provides as a minimum clean cover and suitable growing media of at
least 400mm of clean cover.
19.14 Air Quality
19.15 The Council’s Sustainability Officer has reviewed the proposal and raised no objection subject to
conditions if minded to grant permission.
19.16 The proposed development is a major development located within a borough-wide Air Quality
Management Area but not within any GLA-designated Air Quality Focus Areas (areas of high pollution
combined with high exposure). It is located in close proximity to a number of sensitive receptors,
including residential properties.
19.17 Air Quality Impacts from Construction
19.18 No detailed construction phase information is currently available. The overall dust risk of the site is
considered to be medium. The mitigation measures proposed in the AQA for all construction phases
are accepted. In this regard a full standard Air Quality and Dust Management Plan (AQDMP) condition
is recommended if minded to grant planning permission.
19.19 The AQMPD should be submitted for approval prior to the commencement of works. It may be
incorporated into the Construction Management Plan along with the Construction Logistics Plan, to
form one consistent set of documents for the developer’s and contractors’ reference. Mitigation
measures listed in section 7 Mitigation of the AQA should be included in the AQDMP. The site is
classified as Medium Risk overall. The proposed condition also includes a requirement for an

automatic continuous PM10 monitoring. As a minimum, the Applicant should monitor PM10
throughout the construction phase.
19.20 Due to the presence of sensitive receptors in the vicinity of the area, the Applicant is encouraged to
install green hoardings/walls and other vegetation around the construction site to minimise the impact
of dust and pollution and also to improve the local environment during construction an informative to
this affect is recommended if minded to grant permission.
19.21 As this is a major development, a standard Non-road Mobile Machinery (NRMM) condition is
recommended if minded grant permission.
19.22 Air quality impacts during operation and air quality neutral assessments
19.23 Air Quality Neutral Assessment for Transport – the AQA explains the increase in trips generated from
the development is minimal (36 2-way trips a day). This should still be presented against the Transport
Emission Benchmark (TEB) to prove air quality neutrality.
19.24 Air Quality Neutral Assessment for Buildings – the AQA does not provide details on air quality
neutrality for the building emissions or details on how the development will be heated/powered. This
information is normally required at this stage.
19.25 However as the application is recommended for refusal, if members are mined to grant planning
permission then a condition be imposed that prior to commencement an Air Quality Neutral
Assessment for transport and the building is submitted for approval.
20
Archaeology
20.1 The site lies in an area of archaeological interest. Paragraph 199 of the NPPF indicates that applicants
should record the significance of any heritage assets that the development harms and to make this
evidence (and any archive generated) publicly accessible.
20.2 An archaeological desk-based assessment report has been submitted as part of the application
documentation, having been prepared by Mills Whippp Projects and dated August 2018. This was
reviewed by the Historic England Archaeology.
20.3 Historic England Archaeology advise that the discernible interest with this site is as stated in
paragraph 7.5 of the above report and the potential for Civil War period defences. In this regard it is
recommended that the geotechnical survey of the site is expanded to include consideration of
archaeology so to afford the opportunity to interpret any evidence encountered. A suitable
specification for the undertaking of this work is therefore anticipated. The result will inform, in the
context of the proposed works within any given key area of the site, what mitigation response if any
may be appropriate.
20.4 The above approach is the lowest level of engagement possible but has the potential to identify the
location of certain Civil War archaeology that hitherto has not been so identified.
20.5 Historic England advise that the development could cause harm to archaeological remains and field
evaluation is needed to determine appropriate mitigation. However, although the NPPF envisages
evaluation being undertaken prior to determination, in this case consideration of the nature of the
development, the archaeological interest and/or practical constraints are such that Historic England –
Archaeology consider a two-stage archaeological condition could provide an acceptable safeguard.
This would comprise firstly, evaluation to clarify the nature and extent of surviving remains, followed, if
necessary, by a full investigation. If minded to grant planning permission conditions to this affect are
recommended.

21

Site Management Measures
Given the scale of the proposed development, it is clear that once developed and fully occupied there
will be a number of different operations with different operators undertaking them. Discussions will need
to take place as to who will manage the landscaped areas etc. Whilst these discussions are not a
planning consideration it is nonetheless important to ensure the scheme is delivered, operated and
maintained successfully. As such it is appropriate if minded to grant planning permission to attach a
condition securing a management strategy for the site.

22 Employment and Training
22.1 As stated in Policy ED14 (a), (b) and (c) of the Lambeth Local Plan, the Council will support
employment and training schemes to maximise local employment opportunities and help address skills
deficits in the local population.
22.2 The equivalent of 2 full time jobs for the D1 use are proposed and 45 jobs for the C3 (hotel use). In
line with the Employment and Skills SPD, non-financial and financial obligations will be required to be
secured by s106 if minded to grant planning permission.
22.3 Non-Financial Contributions
Employment and Skills Plan to cover construction and post occupation that will deal with:
 Reasonable endeavours to secure percentage of jobs created by the development during
construction and first 2 years of end-use occupation for local residents
 Engagement with local school and colleges to promote the skills and qualifications needed for
employment in the commercial sectors of the end-use occupiers in place during the first two
years of the development
22.4 Financial Contributions
22.5 Employment and skills financial contribution - £15,090 (£13,595 (hotel/church) and £1,495
(residential). The financial contributions going towards the cost of provision of vocational training and
employment support for Lambeth residents.
22.6 Subject to the non-financial and financial obligations being secured by s106 the proposal would accord
with Policy D4 of Lambeth Local Plan (2015) and the Employment and Skills SPD (adopted 2018).

23 Planning Obligations and CIL
23.1 The LLP Policy D4 and Annex 10 sets out the Council’s policy in relation to seeking planning
obligations and the charging approaches for various types of obligation. For contributions that are not
covered by Annex 10, the Council’s approach to calculating contributions is guided by the
Development Viability SPD (adopted 2017) and the Employment and Skills SPD (adopted 2018).
23.2 The planning obligations that are proposed are considered necessary to make the development
acceptable in planning terms, are directly related to the development and are fairly and reasonably
related in kind and in scale to the development. They are therefore compliant with the requirements of
Regulation 122 of the Community Infrastructure Levy Regulations 2010.
23.3 The proposed obligations required to make the development acceptable and to be secured through
the S106 Agreement if planning permission is granted are as follows:
Community Use
A full time Community Development Worker is employed and in place 6 months prior to first
occupation of the buildings and thereafter for the first two years of being employed.
Design

Building shall not be demolished until a contract for the replacement building has been entered into.
made
Transport
TfL request Comparative Healthy Streets assessment check is carried out before, after, prior to the
stopping up order being approved.
£10,000 towards TfL local Legible London signage provision and refresh in the wider area
£5300 Travel Plan monitoring fee Hotel and Church use
£10,000 for on street disabled parking space
£55,000 towards the provision of a ‘green man’ crossing facility at the junction of Lambeth Road and
Hercules Road
s278 for remedial works to the footway on Lambeth Walk following use as part of the construction site,
re-paving of the footway on Lambeth Road and for the stopping up and private land offered for public
highway.
Street Trees
£39,000 towards pruning of both trees (based on pruning) every two years.
Replacement trees to be provided if die
£64,511.00 Loss of amenity from the ongoing pruning and citing of proposed building near trees
(£35,856 for larger tree and £28,655 for smaller tree)
Employment and Skills
Employment and Skills Plan: to cover construction and post occupation that would include elements
such as:
 Reasonable endeavours to secure percentage of jobs created by the development during
construction and first 2 years of end-use occupation for local residents
 Engagement with local school and colleges to promote the skills and qualifications needed for
employment in the commercial sectors of the end-use occupiers in place during the first two
years of the development
• Employment and skills financial contribution - £15,090 (£13,595 (hotel/church) and £1,495
(residential)
Sustainability
Carbon offset contribution of £5,436 for the residential units
Other
Considerate Contractors
Monitoring fee up to 5% of total financial contributions.
23.4 The applicant has agreed to the above however in the absence of a signed legal agreement to secure
the above mitigation measures in relation to the community use, reprovision of the building following
demolition, impact on trees, highway and transport, employment and skills and contribution to
minimising carbon dioxide emissions proposal is contrary to Policies D4, S1, S2, Q10, Q22, T1, T2,
T3, T6, T7, T8 and London Plan Policy 5.2 and the Employment and Skills SPD (adopted 2018) and
the application recommended for refusal on this basis.

23.5 However if members are minded to grant planning permission, they should 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 above and agree
to delegate authority to the Assistant Director of Planning, Transport and Development to 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).
23.6 If the application is approved and the development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will arise.
23.7 The Lambeth CIL contribution is estimated, on the basis of information supplied with the planning
application, to be £36,958.52. Expenditure of the majority of a future CIL receipt will be applied
towards Borough infrastructure needs as contained in the published CIL Regulation 123 List, which
defines what CIL may be spent on. 25% of the CIL receipt will be applied towards local
neighbourhood spend, in the North Lambeth Local Investment Plan (CLIP) area in which the
development is located. Local neighbourhood funding from CIL may be applied to infrastructure
needs in line with the CIL Regulation 123 List, or to anything else that is concerned with addressing
the demands that the development places on an area. A contribution towards Mayoral CIL is also
required.
23.8 Allocation of CIL monies to particular infrastructure projects is not a matter for consideration in the
determination of planning applications. Separate governance arrangements are being put in place for
Borough Infrastructure needs, and locally through the Cooperative Local Investment Plan initiative.
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CONCLUSION
Overall therefore, in respect of the land use issues raised by the proposed hotel, officers consider that
due to its size and location outside of the Central Activities Zone, Opportunity Areas or town centres that
it fails to constitute smaller scale provision, contrary to policy. Furthermore, due to the size of the hotel
and its location within close proximity to the existing concentration of hotels and other visitor
accommodation in the Waterloo area, and taking into account the pipeline of further hotels already
consented, the proposal will lead to an increase in transient occupation and amenity impacts which will
be detrimental to the character of the area and result in harm to the mix and balance of uses in the area
thereby contrary to policy.

24.1 The proposed hotel would add to the existing concentration/pipeline in an area of short term visitor
accommodation that would result in harm to the balance and mix of uses in the area and to the
detriment of the local area thereby contrary to policy.
24.2 The proposal by way of guests coming and going to the hotel particularly during evening/late night and
coming and going during check in/out would cause noise and disturbance to the detriment of the
occupiers of the adjacent building (International house) and the surrounding residents. It is also
considered that there would be a cumulative when considering the comings and goings of guests to this
hotel but also hotels located nearby would have an impact upon surrounding residential occupiers in
terms of noise and disturbance and thereby contrary to policy.
24.3 The applicant has agreed to the s106 heads of terms, however in the absence of a signed legal
agreement to secure the mitigation measures and thereby contrary to policy.
24.4 On balance, officers do not consider that the benefits outlined in this report would weigh in favour of
the redevelopment of the site to include the proposed hotel and planning permission refused for the
reasons set out in appendix.

25 PROCEDURAL MATTERS
25.1 The application is referable to the Mayor under the provisions of the Town and Country Planning
(Mayor of London) Order 2008. The application has been referred to the Mayor at ‘Stage 1’. Before
Lambeth can issue a decision on this application it will need to refer the application again to the Mayor
at Stage 2; at which point the Mayor will have the opportunity to elect to become determining authority,
direct refusal, or allow Lambeth to proceed and issue the decision in line with its resolution.
26 EQUALITY DUTY AND HUMAN RIGHTS
26.1 In line with the Public Sector Equality Duty the council must have due regard to the need to eliminate
discrimination and advance equality of opportunity, as set out in section 149 of the Equality Act 2010.
In making this recommendation, regard has been given to the Public Sector Equality Duty and the
relevant protected characteristics (age, disability, gender reassignment, pregnancy and maternity,
race, religion or belief, sex, and sexual orientation).
26.2 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.
26.3 The Human Rights Act 1998 does not impair the right of the state to make decisions and enforce laws
as deemed necessary in the public interest. The recommendation is considered appropriate in
upholding the council's adopted and emerging policies and is not outweighed by any engaged rights.
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1.

RECOMMENDATION
Resolve to refuse planning permission for the reasons set in appendix 1 of the officer report.

2.
If 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.
In the event that Committee resolve to grant conditional planning permission subject to the completion of an
agreement under Section 106 of the Town and Country Planning Act 1990 (as amended) containing the
planning obligations listed in this report and any direction as may be received following further referral to the
Mayor of London.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).
In the event that Members resolve to grant planning permission that the Section 106 Agreement is not
completed within (3) months of committee, delegated authority is given to the Assistant Director of Planning,
Transport and Development to refuse planning permission for failure to enter into a section 106 agreement
for the mitigating contributions identified in this report, addendums and/or the PAC minutes.

APPENDICES
Appendix 1: Draft Decision Notice to follow in Addendum
Refusal Reasons
1.
The proposed hotel, by reason of its location outside of the Central Activities Zone, Opportunity Area
or town centre and failure to constitute a smaller scale provision, fails to comply with policy ED12 of Lambeth
Local Plan (2015) and policy 4.5(A)(c) of the London Plan (2016).
2.
The proposed hotel would add to the existing concentration/pipeline of hotels in an area of short term
visitor accommodation that would lead to an increase in transient occupation and amenity impacts which will
be detrimental to the character of the area and result in harm to the mix and balance of uses in the area The
development thereby fails to comply with policy ED12 of Lambeth Local Plan (2015) and policy 4.5(A) (c) of
the London Plan (2016).
3.
The proposal by way of guests coming and going to the hotel particularly during evening/late night
and coming and going during check in/out would cause noise and disturbance to the detriment of the
occupiers of the adjacent building (International house) and the surrounding residents. It is also considered
that there would be a cumulative when considering the comings and goings of guests to this hotel but also
hotels located nearby would have an impact upon surrounding residential occupiers in terms of noise and
disturbance. The proposal is therefore contrary to Policies ED12 (a) (ii) and Q2 of the Lambeth Local Plan
(2015).
4.
In the absence of a signed legal agreement to secure the mitigation measures in relation to the
community use, provision of the construction of the building following demolition, impact on trees, impact on
highway and transport, securing employment and skills and contribution to minimising carbon dioxide
emissions the proposal is contrary to Policies D4, S1, S2, Q10, Q22, T1, T2, T3, T6, T7, T8; London Plan
Policy 5.2 and the Employment and Skills SPD (adopted 2018).

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

Consultations for Reports to Planning Applications Committee

Application No
Location

18/03890/FUL/DC_RVR/PP-07232626/1APP

Lambeth Methodist Mission
3 - 5 Lambeth Road
London
SE1 7DQ

Proposal
Demolition of the existing building and redevelopment of the site to erect a Part 1/4/12 Storey (plus basement)
building for the Lambeth Methodist Mission (Class D1) with ancillary café, two residential dwellings (Class C3)
and hotel (Class C1) (137 beds) with ancillary bar and restaurant, with associated cycle parking and hard and
soft landscaping.
Recommendation

Consultations
Site Notice posted on 28 September 2018
Advert Publication Date 28 September 2018
List Of Internal Consultations, Statutory Bodies And Local Amenity Groups Consulted.
London Transport Buses
Kevin Gardner
London Transport Buses
172, Buckingham Palace Road
London
TFL Road Network Development (non-referable)
Borough Planning Team Administrator,
9th Floor,
Windsor House,
42-50 Victoria Street,
Historic England
Historic England
4th Floor, Cannon Bridge House
25 Dowgate Hill
London
Historic England - Archaeology
Historic England - Archaeology
Historic England
1 Waterhouse Square
138-142 Holborn
Environment Agency
Environment Agency,
Ergon House,
Horseferry Road,
London,
Greater London Authority
Planning Decisions Manager
Greater London Authority
City Hall

Consultations for Reports to Planning Applications Committee
The Queen`s Walk
London Cycling Campaign
London Cycling Campaign
228, Great Guildford Business Square
30, Great Guildford Street
London
L.F.C.D Authority
Brigade Headquarters
169 Union Street
SE1 0LL
Development Control Department Thames Water
Thames Water
Devcon Team
Development Planning Department
Maple Lodge STW
London Borough Of Southwark
London Borough Of Southwark
Planning & Transportation
Southwark Council
160 Tooley Street
Association of Waterloo Groups
Association Of Waterloo Groups
Waterloo Action Centre
14 Baylis Road
London SE1 7AA
Lambeth Estates Residents Association
Planning Representative
Lambeth Estates Residents Association
25 Cornwall Road
London ,
South Bank Employers Group
South Bank Employers Group
2nd Floor Elizabeth House,
39 York Road,
London
Waterloo Community Development Group
Waterloo Community Development Group
14 Baylis Road
London
SE1 7AA
Kennington Association Planning Forum
Kennington Association Planning Forum
C/o Flat1
39 Chester Way
London
Friends Of Hatfield Green

Friends Of Jubilee Gardens
23 Pearman Street

Consultations for Reports to Planning Applications Committee
London
SE1 7RB
Friends Of Archbishop's Park
204 Lambeth Road,
London
SE1 7JY
Kennington Oval & Vauxhall Forum
Flat 1
39 Chester Way
London
SE11 4UR
We Are Waterloo
Suite 2, 45-46 Lower Marsh
London
SE1 7RG
Friends Of Lambeth High Street Rec
157 Kennington Road
Vauxhall
London
SE11 6SF
Friends Of St John's Churchyard
91 Walpole House
London
SE1 7UN
Southbank & Waterloo Forum

Lambeth Towers and Lambeth Road T.A.
Lambeth Towers & Lambeth Road
Tenants Residents Association
Flat 1
Lambeth Towers
South Bank Board
South Bank Board
Royal Festival Hall
Upper Ground
SE1 9PX
South Bank Management Company Ltd
518 Whitehouse Apartments
9 Belvedere Road
London
SE1 8YT
South Bank And Waterloo Neighbours
318 Kennington Road
London
SE11 4LD

Consultations for Reports to Planning Applications Committee
Ward Councillors
Lambeth Town Hall
Brixton Hill
London
SW2 1RW
List Of People Who Sent In Comments About This Application.
Miss Janet Wells
18 Kenneth Court 173 Kennington Road London SE11 6SS
Mr Miles Ridley
134 lambeth rd london se1 7df
Promela Singh
Bemedilta Oladimeji
37 Groome House 16 Black Prince Road London SE11 6HY
Augustina Osei
Mercy Osinloye
Ade Balogun
Ms Diana Kinch
17 Lambeth Towers 80 Kennington Road London SE11 6NJ
Dru Cilla Esei-Borisy
37 Grace House Vauxhall Street London SE11 5RP
Carol Leonard MBE
Mr Ben White
130 Lambeth Road London SE1 7DF
Mr Tom Moore
19 Ryecroft Street London SW6 3TP
Eunice Edoh
111A Brook Drive London SE11 4TU
Jacqueline Kaseram
118 Brook Drive London SE11 4TQ
Dr Zaid Rawi
146 Lambeth Road London SE1 7DF
Ms Maria Sortio
22 astbury house Lambeth wLk London Se11 6lz
Rev Dr Andy Lyons
3 - 5 Lambeth Road Lambeth SE1 7DQ
List of Neighbours Consulted

Consultations for Reports to Planning Applications Committee
9 Sidford House Cosser Street London SE1 7DD
20 Sidford House Cosser Street London SE1 7DD
10 Sidford House Cosser Street London SE1 7DD
8 Sidford House Cosser Street London SE1 7DD
32 Sidford House Cosser Street London SE1 7DD
31 Sidford House Cosser Street London SE1 7DD
13 Sidford House Cosser Street London SE1 7DD
5 Sidford House Cosser Street London SE1 7DD
30 Sidford House Cosser Street London SE1 7DD
26 Sidford House Cosser Street London SE1 7DD
22 Sidford House Cosser Street London SE1 7DD
14 Sidford House Cosser Street London SE1 7DD
4 Sidford House Cosser Street London SE1 7DD
1 Sidford House Cosser Street London SE1 7DD
34 Sidford House Cosser Street London SE1 7DD
19 Sidford House Cosser Street London SE1 7DD
25 Sidford House Cosser Street London SE1 7DD
18 Sidford House Cosser Street London SE1 7DD
10A Sidford House Cosser Street London SE1 7DD
7 Sidford House Cosser Street London SE1 7DD
27 Sidford House Cosser Street London SE1 7DD
28A Sidford House Cosser Street London SE1 7DD
36 Sidford House Cosser Street London SE1 7DD
17 Sidford House Cosser Street London SE1 7DD
23 Sidford House Cosser Street London SE1 7DD
11 Sidford House Cosser Street London SE1 7DD
3 Sidford House Cosser Street London SE1 7DD
21 Sidford House Cosser Street London SE1 7DD
35 Sidford House Cosser Street London SE1 7DD
38 Sidford House Cosser Street London SE1 7DD
37 Sidford House Cosser Street London SE1 7DD
33 Sidford House Cosser Street London SE1 7DD

Consultations for Reports to Planning Applications Committee
29 Sidford House Cosser Street London SE1 7DD
28 Sidford House Cosser Street London SE1 7DD
24 Sidford House Cosser Street London SE1 7DD
16 Sidford House Cosser Street London SE1 7DD
15 Sidford House Cosser Street London SE1 7DD
12 Sidford House Cosser Street London SE1 7DD
6 Sidford House Cosser Street London SE1 7DD
2 Sidford House Cosser Street London SE1 7DD
108 Lambeth Road London SE1 7PT
Basement Flat 110 Lambeth Road London SE1 7PT
110 Lambeth Road London SE1 7PT
Residential Accommodation The Three Stags 67 - 69 Kennington Road London SE1 7PZ
The Three Stags 67 - 69 Kennington Road London SE1 7PZ
First And Second And Third Floor Flat 65 Kennington Road London SE1 7PZ
65A Kennington Road London SE1 7PZ
Third Floor Flat 61 - 63 Kennington Road London SE1 7PZ
Ground Floor Flat 61 - 63 Kennington Road London SE1 7PZ
Second Floor Flat 61 - 63 Kennington Road London SE1 7PZ
First Floor Flat 61 - 63 Kennington Road London SE1 7PZ
The Steam Engine 41 - 42 Cosser Street London SE1 7BU
44 Colwyn House Hercules Road London SE1 7BZ
37 Colwyn House Hercules Road London SE1 7BZ
52 Colwyn House Hercules Road London SE1 7DA
58 Colwyn House Hercules Road London SE1 7DA
59 Colwyn House Hercules Road London SE1 7DA
63 Colwyn House Hercules Road London SE1 7DA
69 Colwyn House Hercules Road London SE1 7DA
49 Colwyn House Hercules Road London SE1 7DA
66 Colwyn House Hercules Road London SE1 7DA
48 Colwyn House Hercules Road London SE1 7DA
50 Colwyn House Hercules Road London SE1 7DA
62 Colwyn House Hercules Road London SE1 7DA

Consultations for Reports to Planning Applications Committee
60 Colwyn House Hercules Road London SE1 7DA
54 Colwyn House Hercules Road London SE1 7DA
47 Colwyn House Hercules Road London SE1 7DA
70 Colwyn House Hercules Road London SE1 7DA
51 Colwyn House Hercules Road London SE1 7DA
53 Colwyn House Hercules Road London SE1 7DA
67 Colwyn House Hercules Road London SE1 7DA
68 Colwyn House Hercules Road London SE1 7DA
55 Colwyn House Hercules Road London SE1 7DA
61 Colwyn House Hercules Road London SE1 7DA
65 Colwyn House Hercules Road London SE1 7DA
46 Colwyn House Hercules Road London SE1 7DA
57 Colwyn House Hercules Road London SE1 7DA
64 Colwyn House Hercules Road London SE1 7DA
56 Colwyn House Hercules Road London SE1 7DA
26 Colwyn House Hercules Road London SE1 7BZ
28 Colwyn House Hercules Road London SE1 7BZ
30 Colwyn House Hercules Road London SE1 7BZ
34 Colwyn House Hercules Road London SE1 7BZ
35 Colwyn House Hercules Road London SE1 7BZ
38 Colwyn House Hercules Road London SE1 7BZ
39 Colwyn House Hercules Road London SE1 7BZ
42 Colwyn House Hercules Road London SE1 7BZ
27 Colwyn House Hercules Road London SE1 7BZ
32 Colwyn House Hercules Road London SE1 7BZ
29 Colwyn House Hercules Road London SE1 7BZ
33 Colwyn House Hercules Road London SE1 7BZ
36 Colwyn House Hercules Road London SE1 7BZ
41 Colwyn House Hercules Road London SE1 7BZ
45 Colwyn House Hercules Road London SE1 7BZ
31 Colwyn House Hercules Road London SE1 7BZ
43 Colwyn House Hercules Road London SE1 7BZ

Consultations for Reports to Planning Applications Committee
40 Colwyn House Hercules Road London SE1 7BZ
4 Colwyn House Hercules Road London SE1 7BY
3 Colwyn House Hercules Road London SE1 7BY
16 Colwyn House Hercules Road London SE1 7BY
13 Colwyn House Hercules Road London SE1 7BY
25 Colwyn House Hercules Road London SE1 7BY
23 Colwyn House Hercules Road London SE1 7BY
10 Colwyn House Hercules Road London SE1 7BY
5 Colwyn House Hercules Road London SE1 7BY
14 Colwyn House Hercules Road London SE1 7BY
1 Colwyn House Hercules Road London SE1 7BY
21 Colwyn House Hercules Road London SE1 7BY
9 Colwyn House Hercules Road London SE1 7BY
11 Colwyn House Hercules Road London SE1 7BY
8 Colwyn House Hercules Road London SE1 7BY
12 Colwyn House Hercules Road London SE1 7BY
24 Colwyn House Hercules Road London SE1 7BY
18 Colwyn House Hercules Road London SE1 7BY
22 Colwyn House Hercules Road London SE1 7BY
6 Colwyn House Hercules Road London SE1 7BY
19 Colwyn House Hercules Road London SE1 7BY
20 Colwyn House Hercules Road London SE1 7BY
17 Colwyn House Hercules Road London SE1 7BY
15 Colwyn House Hercules Road London SE1 7BY
7 Colwyn House Hercules Road London SE1 7BY
2 Colwyn House Hercules Road London SE1 7BY
The Pelham Mission Hall Lambeth Walk London SE11 6DU
23 Lambeth Walk London SE11 6DU
21 Lambeth Walk London SE11 6DU
19 Lambeth Walk London SE11 6DU
17 Lambeth Walk London SE11 6DU
10 Caughley House Lambeth Walk London SE11 6NA

Consultations for Reports to Planning Applications Committee
11 Copeland House Lambeth Road London SE11 6NG
5 Caughley House Lambeth Walk London SE11 6NA
10 Astbury House Lambeth Walk London SE11 6LZ
4 Bristol House Lambeth Walk London SE11 6LY
4 Caughley House Lambeth Walk London SE11 6NA
9 Astbury House Lambeth Walk London SE11 6LZ
11 Astbury House Lambeth Walk London SE11 6LZ
3 Astbury House Lambeth Walk London SE11 6LZ
22 Copeland House Lambeth Road London SE11 6NG
15 Ferrybridge House Lambeth Road London SE11 6NB
5 Ferrybridge House Lambeth Road London SE11 6NB
5 Bristol House Lambeth Walk London SE11 6LY
1 Bristol House Lambeth Walk London SE11 6LY
17 Caughley House Lambeth Walk London SE11 6NA
21 Astbury House Lambeth Walk London SE11 6LZ
28 Copeland House Lambeth Road London SE11 6NG
19 Ferrybridge House Lambeth Road London SE11 6NB
18 Bristol House Lambeth Walk London SE11 6LY
13 Caughley House Lambeth Walk London SE11 6NA
7 Ferrybridge House Lambeth Road London SE11 6NB
3 Bristol House Lambeth Walk London SE11 6LY
30 Ferrybridge House Lambeth Road London SE11 6NB
19 Astbury House Lambeth Walk London SE11 6LZ
21 Copeland House Lambeth Road London SE11 6NG
3 Copeland House Lambeth Road London SE11 6NG
7 Copeland House Lambeth Road London SE11 6NG
13 Astbury House Lambeth Walk London SE11 6LZ
10 Copeland House Lambeth Road London SE11 6NG
2 Ferrybridge House Lambeth Road London SE11 6NB
17 Bristol House Lambeth Walk London SE11 6LY
24 Copeland House Lambeth Road London SE11 6NG
27 Copeland House Lambeth Road London SE11 6NG

Consultations for Reports to Planning Applications Committee
9 Ferrybridge House Lambeth Road London SE11 6NB
23 Copeland House Lambeth Road London SE11 6NG
18 Astbury House Lambeth Walk London SE11 6LZ
27 Ferrybridge House Lambeth Road London SE11 6NB
14 Ferrybridge House Lambeth Road London SE11 6NB
22 Ferrybridge House Lambeth Road London SE11 6NB
9 Bristol House Lambeth Walk London SE11 6LY
20 Astbury House Lambeth Walk London SE11 6LZ
5 Astbury House Lambeth Walk London SE11 6LZ
13 Bristol House Lambeth Walk London SE11 6LY
2 Caughley House Lambeth Walk London SE11 6NA
6 Bristol House Lambeth Walk London SE11 6LY
2 Bristol House Lambeth Walk London SE11 6LY
16 Ferrybridge House Lambeth Road London SE11 6NB
20 Bristol House Lambeth Walk London SE11 6LY
12 Bristol House Lambeth Walk London SE11 6LY
2 Copeland House Lambeth Road London SE11 6NG
18 Caughley House Lambeth Walk London SE11 6NA
22 Astbury House Lambeth Walk London SE11 6LZ
11 Bristol House Lambeth Walk London SE11 6LY
1 Ferrybridge House Lambeth Road London SE11 6NB
5 Copeland House Lambeth Road London SE11 6NG
4 Copeland House Lambeth Road London SE11 6NG
1 Copeland House Lambeth Road London SE11 6NG
6 Ferrybridge House Lambeth Road London SE11 6NB
24 Ferrybridge House Lambeth Road London SE11 6NB
3 Caughley House Lambeth Walk London SE11 6NA
15 Caughley House Lambeth Walk London SE11 6NA
25 Ferrybridge House Lambeth Road London SE11 6NB
6 Copeland House Lambeth Road London SE11 6NG
13 Ferrybridge House Lambeth Road London SE11 6NB
8 Copeland House Lambeth Road London SE11 6NG

Consultations for Reports to Planning Applications Committee
9 Copeland House Lambeth Road London SE11 6NG
19 Copeland House Lambeth Road London SE11 6NG
20 Ferrybridge House Lambeth Road London SE11 6NB
19 Bristol House Lambeth Walk London SE11 6LY
1 Caughley House Lambeth Walk London SE11 6NA
7 Astbury House Lambeth Walk London SE11 6LZ
8 Bristol House Lambeth Walk London SE11 6LY
29 Copeland House Lambeth Road London SE11 6NG
21 Ferrybridge House Lambeth Road London SE11 6NB
15 Bristol House Lambeth Walk London SE11 6LY
19 Caughley House Lambeth Walk London SE11 6NA
16 Astbury House Lambeth Walk London SE11 6LZ
14 Bristol House Lambeth Walk London SE11 6LY
6 Astbury House Lambeth Walk London SE11 6LZ
14 Copeland House Lambeth Road London SE11 6NG
20 Copeland House Lambeth Road London SE11 6NG
12 Caughley House Lambeth Walk London SE11 6NA
15 Astbury House Lambeth Walk London SE11 6LZ
17 Ferrybridge House Lambeth Road London SE11 6NB
8 Caughley House Lambeth Walk London SE11 6NA
11 Caughley House Lambeth Walk London SE11 6NA
4 Ferrybridge House Lambeth Road London SE11 6NB
15 Copeland House Lambeth Road London SE11 6NG
28 Ferrybridge House Lambeth Road London SE11 6NB
13 Copeland House Lambeth Road London SE11 6NG
4 Astbury House Lambeth Walk London SE11 6LZ
20 Caughley House Lambeth Walk London SE11 6NA
25 Copeland House Lambeth Road London SE11 6NG
16 Bristol House Lambeth Walk London SE11 6LY
16 Caughley House Lambeth Walk London SE11 6NA
17 Astbury House Lambeth Walk London SE11 6LZ
12 Astbury House Lambeth Walk London SE11 6LZ

Consultations for Reports to Planning Applications Committee
2 Astbury House Lambeth Walk London SE11 6LZ
26 Ferrybridge House Lambeth Road London SE11 6NB
17 Copeland House Lambeth Road London SE11 6NG
8 Ferrybridge House Lambeth Road London SE11 6NB
29 Ferrybridge House Lambeth Road London SE11 6NB
24 Astbury House Lambeth Walk London SE11 6LZ
1 Astbury House Lambeth Walk London SE11 6LZ
7 Bristol House Lambeth Walk London SE11 6LY
10 Ferrybridge House Lambeth Road London SE11 6NB
16 Copeland House Lambeth Road London SE11 6NG
18 Ferrybridge House Lambeth Road London SE11 6NB
6 Caughley House Lambeth Walk London SE11 6NA
14 Astbury House Lambeth Walk London SE11 6LZ
8 Astbury House Lambeth Walk London SE11 6LZ
12 Copeland House Lambeth Road London SE11 6NG
18 Copeland House Lambeth Road London SE11 6NG
23 Ferrybridge House Lambeth Road London SE11 6NB
9 Caughley House Lambeth Walk London SE11 6NA
11 Ferrybridge House Lambeth Road London SE11 6NB
14 Caughley House Lambeth Walk London SE11 6NA
3 Ferrybridge House Lambeth Road London SE11 6NB
12 Ferrybridge House Lambeth Road London SE11 6NB
26 Copeland House Lambeth Road London SE11 6NG
10 Bristol House Lambeth Walk London SE11 6LY
7 Caughley House Lambeth Walk London SE11 6NA
23 Astbury House Lambeth Walk London SE11 6LZ
Flat 7 17 Lambeth Road London SE1 7DG
Flat 6 17 Lambeth Road London SE1 7DG
Flat 5 17 Lambeth Road London SE1 7DG
Flat 4 17 Lambeth Road London SE1 7DG
Flat 3 17 Lambeth Road London SE1 7DG
Flat 2 17 Lambeth Road London SE1 7DG

Consultations for Reports to Planning Applications Committee
Flat 1 17 Lambeth Road London SE1 7DG
14 Spode House Lambeth Walk London SE11 6LX
7 Spode House Lambeth Walk London SE11 6LX
10 Spode House Lambeth Walk London SE11 6LX
3 Spode House Lambeth Walk London SE11 6LX
4 Spode House Lambeth Walk London SE11 6LX
13 Spode House Lambeth Walk London SE11 6LX
12 Spode House Lambeth Walk London SE11 6LX
8 Spode House Lambeth Walk London SE11 6LX
1 Spode House Lambeth Walk London SE11 6LX
15 Spode House Lambeth Walk London SE11 6LX
5 Spode House Lambeth Walk London SE11 6LX
11 Spode House Lambeth Walk London SE11 6LX
9 Spode House Lambeth Walk London SE11 6LX
6 Spode House Lambeth Walk London SE11 6LX
2 Spode House Lambeth Walk London SE11 6LX
Community Centre 15 Lambeth Walk London SE11 6DU
125 Wedgwood House Lambeth Walk London SE11 6LW
23 Wedgwood House Lambeth Walk London SE11 6LL
92 Wedgwood House Lambeth Walk London SE11 6LN
62 Wedgwood House Lambeth Walk London SE11 6LN
167 Wedgwood House Lambeth Walk London SE11 6LP
18 Wedgwood House Lambeth Walk London SE11 6LJ
38 Wedgwood House Lambeth Walk London SE11 6LL
118 Wedgwood House Lambeth Walk London SE11 6LW
172 Wedgwood House Lambeth Walk London SE11 6LR
113 Wedgwood House Lambeth Walk London SE11 6LW
88 Wedgwood House Lambeth Walk London SE11 6LN
132 Wedgwood House Lambeth Walk London SE11 6LW
1 Wedgwood House Lambeth Walk London SE11 6LJ
39 Wedgwood House Lambeth Walk London SE11 6LL
33 Wedgwood House Lambeth Walk London SE11 6LL

Consultations for Reports to Planning Applications Committee
91 Wedgwood House Lambeth Walk London SE11 6LN
60 Wedgwood House Lambeth Walk London SE11 6LN
7 Wedgwood House Lambeth Walk London SE11 6LJ
111 Wedgwood House Lambeth Walk London SE11 6LW
145 Wedgwood House Lambeth Walk London SE11 6LP
100 Wedgwood House Lambeth Walk London SE11 6LW
94 Wedgwood House Lambeth Walk London SE11 6LN
85 Wedgwood House Lambeth Walk London SE11 6LN
68 Wedgwood House Lambeth Walk London SE11 6LN
112 Wedgwood House Lambeth Walk London SE11 6LW
131 Wedgwood House Lambeth Walk London SE11 6LW
95 Wedgwood House Lambeth Walk London SE11 6LN
25 Wedgwood House Lambeth Walk London SE11 6LL
48 Wedgwood House Lambeth Walk London SE11 6LL
97 Wedgwood House Lambeth Walk London SE11 6LW
32 Wedgwood House Lambeth Walk London SE11 6LL
93 Wedgwood House Lambeth Walk London SE11 6LN
65 Wedgwood House Lambeth Walk London SE11 6LN
161 Wedgwood House Lambeth Walk London SE11 6LP
21 Wedgwood House Lambeth Walk London SE11 6LJ
84 Wedgwood House Lambeth Walk London SE11 6LN
89 Wedgwood House Lambeth Walk London SE11 6LN
79 Wedgwood House Lambeth Walk London SE11 6LN
146 Wedgwood House Lambeth Walk London SE11 6LP
124 Wedgwood House Lambeth Walk London SE11 6LW
119 Wedgwood House Lambeth Walk London SE11 6LW
22 Wedgwood House Lambeth Walk London SE11 6LJ
9 Wedgwood House Lambeth Walk London SE11 6LJ
4 Wedgwood House Lambeth Walk London SE11 6LJ
128 Wedgwood House Lambeth Walk London SE11 6LW
144 Wedgwood House Lambeth Walk London SE11 6LP
138 Wedgwood House Lambeth Walk London SE11 6LP

Consultations for Reports to Planning Applications Committee
63 Wedgwood House Lambeth Walk London SE11 6LN
174 Wedgwood House Lambeth Walk London SE11 6LR
120 Wedgwood House Lambeth Walk London SE11 6LW
17 Wedgwood House Lambeth Walk London SE11 6LJ
10 Wedgwood House Lambeth Walk London SE11 6LJ
34 Wedgwood House Lambeth Walk London SE11 6LL
181 Wedgwood House Lambeth Walk London SE11 6LR
173 Wedgwood House Lambeth Walk London SE11 6LR
169 Wedgwood House Lambeth Walk London SE11 6LR
108 Wedgwood House Lambeth Walk London SE11 6LW
73 Wedgwood House Lambeth Walk London SE11 6LN
71 Wedgwood House Lambeth Walk London SE11 6LN
55 Wedgwood House Lambeth Walk London SE11 6LL
151 Wedgwood House Lambeth Walk London SE11 6LP
143 Wedgwood House Lambeth Walk London SE11 6LP
133 Wedgwood House Lambeth Walk London SE11 6LW
117 Wedgwood House Lambeth Walk London SE11 6LW
140 Wedgwood House Lambeth Walk London SE11 6LP
5 Wedgwood House Lambeth Walk London SE11 6LJ
142 Wedgwood House Lambeth Walk London SE11 6LP
27 Wedgwood House Lambeth Walk London SE11 6LL
82 Wedgwood House Lambeth Walk London SE11 6LN
57 Wedgwood House Lambeth Walk London SE11 6LN
47 Wedgwood House Lambeth Walk London SE11 6LL
16 Wedgwood House Lambeth Walk London SE11 6LJ
147 Wedgwood House Lambeth Walk London SE11 6LP
11 Wedgwood House Lambeth Walk London SE11 6LJ
123 Wedgwood House Lambeth Walk London SE11 6LW
178 Wedgwood House Lambeth Walk London SE11 6LR
168 Wedgwood House Lambeth Walk London SE11 6LP
41 Wedgwood House Lambeth Walk London SE11 6LL
30 Wedgwood House Lambeth Walk London SE11 6LL
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87 Wedgwood House Lambeth Walk London SE11 6LN
76 Wedgwood House Lambeth Walk London SE11 6LN
51 Wedgwood House Lambeth Walk London SE11 6LL
159 Wedgwood House Lambeth Walk London SE11 6LP
64 Wedgwood House Lambeth Walk London SE11 6LN
135 Wedgwood House Lambeth Walk London SE11 6LP
75 Wedgwood House Lambeth Walk London SE11 6LN
129 Wedgwood House Lambeth Walk London SE11 6LW
103 Wedgwood House Lambeth Walk London SE11 6LW
90 Wedgwood House Lambeth Walk London SE11 6LN
53 Wedgwood House Lambeth Walk London SE11 6LL
154 Wedgwood House Lambeth Walk London SE11 6LP
179 Wedgwood House Lambeth Walk London SE11 6LR
170 Wedgwood House Lambeth Walk London SE11 6LR
157 Wedgwood House Lambeth Walk London SE11 6LP
109 Wedgwood House Lambeth Walk London SE11 6LW
50 Wedgwood House Lambeth Walk London SE11 6LL
104 Wedgwood House Lambeth Walk London SE11 6LW
49 Wedgwood House Lambeth Walk London SE11 6LL
40 Wedgwood House Lambeth Walk London SE11 6LL
70 Wedgwood House Lambeth Walk London SE11 6LN
116 Wedgwood House Lambeth Walk London SE11 6LW
59 Wedgwood House Lambeth Walk London SE11 6LN
98 Wedgwood House Lambeth Walk London SE11 6LW
46 Wedgwood House Lambeth Walk London SE11 6LL
166 Wedgwood House Lambeth Walk London SE11 6LP
43 Wedgwood House Lambeth Walk London SE11 6LL
101 Wedgwood House Lambeth Walk London SE11 6LW
153 Wedgwood House Lambeth Walk London SE11 6LP
130 Wedgwood House Lambeth Walk London SE11 6LW
158 Wedgwood House Lambeth Walk London SE11 6LP
80 Wedgwood House Lambeth Walk London SE11 6LN
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52 Wedgwood House Lambeth Walk London SE11 6LL
74 Wedgwood House Lambeth Walk London SE11 6LN
58 Wedgwood House Lambeth Walk London SE11 6LN
148 Wedgwood House Lambeth Walk London SE11 6LP
115 Wedgwood House Lambeth Walk London SE11 6LW
66 Wedgwood House Lambeth Walk London SE11 6LN
42 Wedgwood House Lambeth Walk London SE11 6LL
31 Wedgwood House Lambeth Walk London SE11 6LL
81 Wedgwood House Lambeth Walk London SE11 6LN
69 Wedgwood House Lambeth Walk London SE11 6LN
67 Wedgwood House Lambeth Walk London SE11 6LN
15 Wedgwood House Lambeth Walk London SE11 6LJ
180 Wedgwood House Lambeth Walk London SE11 6LR
177 Wedgwood House Lambeth Walk London SE11 6LR
45 Wedgwood House Lambeth Walk London SE11 6LL
37 Wedgwood House Lambeth Walk London SE11 6LL
83 Wedgwood House Lambeth Walk London SE11 6LN
54 Wedgwood House Lambeth Walk London SE11 6LL
150 Wedgwood House Lambeth Walk London SE11 6LP
141 Wedgwood House Lambeth Walk London SE11 6LP
136 Wedgwood House Lambeth Walk London SE11 6LP
126 Wedgwood House Lambeth Walk London SE11 6LW
121 Wedgwood House Lambeth Walk London SE11 6LW
162 Wedgwood House Lambeth Walk London SE11 6LP
156 Wedgwood House Lambeth Walk London SE11 6LP
155 Wedgwood House Lambeth Walk London SE11 6LP
152 Wedgwood House Lambeth Walk London SE11 6LP
137 Wedgwood House Lambeth Walk London SE11 6LP
134 Wedgwood House Lambeth Walk London SE11 6LW
107 Wedgwood House Lambeth Walk London SE11 6LW
176 Wedgwood House Lambeth Walk London SE11 6LR
99 Wedgwood House Lambeth Walk London SE11 6LW
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171 Wedgwood House Lambeth Walk London SE11 6LR
149 Wedgwood House Lambeth Walk London SE11 6LP
20 Wedgwood House Lambeth Walk London SE11 6LJ
127 Wedgwood House Lambeth Walk London SE11 6LW
12 Wedgwood House Lambeth Walk London SE11 6LJ
56 Wedgwood House Lambeth Walk London SE11 6LL
78 Wedgwood House Lambeth Walk London SE11 6LN
114 Wedgwood House Lambeth Walk London SE11 6LW
175 Wedgwood House Lambeth Walk London SE11 6LR
36 Wedgwood House Lambeth Walk London SE11 6LL
96 Wedgwood House Lambeth Walk London SE11 6LW
77 Wedgwood House Lambeth Walk London SE11 6LN
61 Wedgwood House Lambeth Walk London SE11 6LN
163 Wedgwood House Lambeth Walk London SE11 6LP
24 Wedgwood House Lambeth Walk London SE11 6LL
19 Wedgwood House Lambeth Walk London SE11 6LJ
14 Wedgwood House Lambeth Walk London SE11 6LJ
2 Wedgwood House Lambeth Walk London SE11 6LJ
105 Wedgwood House Lambeth Walk London SE11 6LW
35 Wedgwood House Lambeth Walk London SE11 6LL
139 Wedgwood House Lambeth Walk London SE11 6LP
29 Wedgwood House Lambeth Walk London SE11 6LL
6 Wedgwood House Lambeth Walk London SE11 6LJ
72 Wedgwood House Lambeth Walk London SE11 6LN
13 Wedgwood House Lambeth Walk London SE11 6LJ
3 Wedgwood House Lambeth Walk London SE11 6LJ
110 Wedgwood House Lambeth Walk London SE11 6LW
44 Wedgwood House Lambeth Walk London SE11 6LL
28 Wedgwood House Lambeth Walk London SE11 6LL
106 Wedgwood House Lambeth Walk London SE11 6LW
102 Wedgwood House Lambeth Walk London SE11 6LW
86 Wedgwood House Lambeth Walk London SE11 6LN

Consultations for Reports to Planning Applications Committee
122 Wedgwood House Lambeth Walk London SE11 6LW
165 Wedgwood House Lambeth Walk London SE11 6LP
164 Wedgwood House Lambeth Walk London SE11 6LP
160 Wedgwood House Lambeth Walk London SE11 6LP
26 Wedgwood House Lambeth Walk London SE11 6LL
8 Wedgwood House Lambeth Walk London SE11 6LJ
3 Worcester House Kennington Road London SE11 6LS
5 Worcester House Kennington Road London SE11 6LS
1 Worcester House Kennington Road London SE11 6LS
16 Worcester House Kennington Road London SE11 6LS
13 Worcester House Kennington Road London SE11 6LS
8 Worcester House Kennington Road London SE11 6LS
4 Worcester House Kennington Road London SE11 6LS
Shop Worcester House Kennington Road London SE11 6LS
15 Worcester House Kennington Road London SE11 6LS
2 Worcester House Kennington Road London SE11 6LS
10 Worcester House Kennington Road London SE11 6LS
9 Worcester House Kennington Road London SE11 6LS
6 Worcester House Kennington Road London SE11 6LS
14 Worcester House Kennington Road London SE11 6LS
12 Worcester House Kennington Road London SE11 6LS
11 Worcester House Kennington Road London SE11 6LS
7 Worcester House Kennington Road London SE11 6LS
Kings College Mathematics School Kennington Road London SE11 6NJ
Lambeth Mission & St Mary's Shared Anglican And Methodist Church 3 - 5 Lambeth Road London SE1 7DQ
84 Kennington Road London SE11 6NL
6 Lambeth Towers Kennington Road London SE11 6NJ
International House 1 Lambeth Road London SE1 7DQ
Flat 2 Lambeth Methodist Mission 3 - 5 Lambeth Road London SE1 7DQ
82 Kennington Road London SE11 6NL
Flat 1 Lambeth Methodist Mission 3 - 5 Lambeth Road London SE1 7DQ
5 Lambeth Towers Kennington Road London SE11 6NJ

Consultations for Reports to Planning Applications Committee
11 Lambeth Towers Kennington Road London SE11 6NJ
35 Lambeth Towers Kennington Road London SE11 6NJ
1 Lambeth Walk London SE1 7EE
26 Lambeth Towers Kennington Road London SE11 6NJ
21 Lambeth Towers Kennington Road London SE11 6NJ
34 Lambeth Towers Kennington Road London SE11 6NJ
9 Lambeth Towers Kennington Road London SE11 6NJ
78 Kennington Road London SE11 6NL
30 Lambeth Towers Kennington Road London SE11 6NJ
28 Lambeth Towers Kennington Road London SE11 6NJ
22 Lambeth Towers Kennington Road London SE11 6NJ
18 Lambeth Towers Kennington Road London SE11 6NJ
10 Lambeth Towers Kennington Road London SE11 6NJ
7 Lambeth Towers Kennington Road London SE11 6NJ
17 Lambeth Towers Kennington Road London SE11 6NJ
31 Lambeth Towers Kennington Road London SE11 6NJ
20 Lambeth Towers Kennington Road London SE11 6NJ
12 Lambeth Towers Kennington Road London SE11 6NJ
Ground Floor Front 5 Lambeth Walk London SE11 6SP
13 Lambeth Towers Kennington Road London SE11 6NJ
24 Lambeth Towers Kennington Road London SE11 6NJ
3 Lambeth Towers Kennington Road London SE11 6NJ
2 Lambeth Towers Kennington Road London SE11 6NJ
27 Lambeth Towers Kennington Road London SE11 6NJ
14 Lambeth Towers Kennington Road London SE11 6NJ
Ground Floor Rear And First Floor 5 Lambeth Walk London SE11 6SP
74 Kennington Road London SE11 6NL
76 Kennington Road London SE11 6NL
33 Lambeth Towers Kennington Road London SE11 6NJ
32 Lambeth Towers Kennington Road London SE11 6NJ
29 Lambeth Towers Kennington Road London SE11 6NJ
25 Lambeth Towers Kennington Road London SE11 6NJ

Consultations for Reports to Planning Applications Committee
23 Lambeth Towers Kennington Road London SE11 6NJ
19 Lambeth Towers Kennington Road London SE11 6NJ
16 Lambeth Towers Kennington Road London SE11 6NJ
15 Lambeth Towers Kennington Road London SE11 6NJ
8 Lambeth Towers Kennington Road London SE11 6NJ
4 Lambeth Towers Kennington Road London SE11 6NJ
1 Lambeth Towers Kennington Road London SE11 6NJ
54 Kennington Road London SE1 7BJ
132 Lambeth Road London SE1 7DF
Second And Third Floor Flat 154 Lambeth Road London SE1 7DF
First Floor Flat 154 Lambeth Road London SE1 7DF
Basement And Ground Floor Flat 154 Lambeth Road London SE1 7DF
Flat 3 150 Lambeth Road London SE1 7DF
19 Briant House Hercules Road London SE1 7DE
17 Briant House Hercules Road London SE1 7DE
15 Briant House Hercules Road London SE1 7DE
1 Briant House Hercules Road London SE1 7DE
4 Briant House Hercules Road London SE1 7DE
Flat 4 156 Lambeth Road London SE1 7DF
130 Lambeth Road London SE1 7DF
Flat 2 150 Lambeth Road London SE1 7DF
Flat 1 148 Lambeth Road London SE1 7DF
12 Briant House Hercules Road London SE1 7DE
8 Briant House Hercules Road London SE1 7DE
20 Briant House Hercules Road London SE1 7DE
2 Briant House Hercules Road London SE1 7DE
23 Briant House Hercules Road London SE1 7DE
Flat 1 142 Lambeth Road London SE1 7DF
5 Briant House Hercules Road London SE1 7DE
6 Briant House Hercules Road London SE1 7DE
3 Briant House Hercules Road London SE1 7DE
Excluding Basement 160 Lambeth Road London SE1 7DF

Consultations for Reports to Planning Applications Committee
18 Briant House Hercules Road London SE1 7DE
Basement Flat 158 Lambeth Road London SE1 7DF
16 Briant House Hercules Road London SE1 7DE
11 Briant House Hercules Road London SE1 7DE
9 Briant House Hercules Road London SE1 7DE
22 Briant House Hercules Road London SE1 7DE
Flat 2 156 Lambeth Road London SE1 7DF
Flat 3 156 Lambeth Road London SE1 7DF
Basement Flat 160 Lambeth Road London SE1 7DF
Ground Floor Flat 158 Lambeth Road London SE1 7DF
Flat 1 156 Lambeth Road London SE1 7DF
Flat 1 150 Lambeth Road London SE1 7DF
Flat 2 142 Lambeth Road London SE1 7DF
136 Lambeth Road London SE1 7DF
Flat 3 152 Lambeth Road London SE1 7DF
Flat 2 152 Lambeth Road London SE1 7DF
Flat 1 152 Lambeth Road London SE1 7DF
Flat 6 148 Lambeth Road London SE1 7DF
Flat 5 148 Lambeth Road London SE1 7DF
Flat 4 148 Lambeth Road London SE1 7DF
Flat 3 148 Lambeth Road London SE1 7DF
Flat 2 148 Lambeth Road London SE1 7DF
146 Lambeth Road London SE1 7DF
144 Lambeth Road London SE1 7DF
140 Lambeth Road London SE1 7DF
138 Lambeth Road London SE1 7DF
134 Lambeth Road London SE1 7DF
24 Briant House Hercules Road London SE1 7DE
21 Briant House Hercules Road London SE1 7DE
10 Briant House Hercules Road London SE1 7DE
7 Briant House Hercules Road London SE1 7DE
14 Briant House Hercules Road London SE1 7DE

Consultations for Reports to Planning Applications Committee
13 Briant House Hercules Road London SE1 7DE

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to SPGs,
SPD and other relevant guidance
Set out below are those policies most relevant to the application, however, consideration is made
against the development plan as a whole.
London Plan (2016) policies:
Policy 1.1: Delivering the vision and objectives for London
Policy 2.9 Inner London
Policy 2.10 Central activities zone – strategic priorities
Policy 2.11 Central activities zone – strategic functions
Policy 2.12 Central activities zone – predominately local activities
Policy 2.13 Opportunity areas and intensification areas
Policy 3.3 Increasing housing supply
Policy 3.4 Optimising housing potential
Policy 3.5 Quality and design of housing developments
Policy 3.6 Children and young people’s play and informal recreation facilities
Policy 3.8 Housing choice
Policy 3.9 Mixed and balanced communities
Policy 3.12 Negotiating affordable housing on individual private residential and mixed use schemes
Policy 3.13 Affordable housing thresholds
Policy 4.1: Developing London’s economy
Policy 4.5 London’s visitor infrastructure
Policy 4.12 Improving opportunities for all
Policy 5.1 Climate change mitigation
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.3 Sustainable design and construction
Policy 5.5 Decentralised energy networks
Policy 5.6 Decentralised energy in development proposals
Policy 5.7 Renewable energy
Policy 5.8 Innovative energy technologies
Policy 5.9 Overheating and cooling
Policy 5.10 Urban greening
Policy 5.11 Green roofs and development site environs
Policy 5.12 Flood risk management
Policy 5.13 Sustainable drainage
Policy 5.14 Water quality and wastewater infrastructure
Policy 5.15 Water use and supplies
Policy 5.16 Waste net self-sufficiency
Policy 5.17 Waste Capacity
Policy 5.21 Contaminated land
Policy 6.3 Assessing effects of development on transport capacity
Policy 6.5 Funding Crossrail and other strategically important transport infrastructure
Policy 6.7 Better streets and surface transport
Policy 6.9 Cycling
Policy 6.10 Walking
Policy 6.11 Smoothing traffic flow and tackling congestion
Policy 6.12 Road network capacity
Policy 6.13 Parking
Policy 7.1 Lifetime neighbourhoods
Policy 7.2 An inclusive environment
Policy 7.3 Designing out crime

Policy 7.4 Local character
Policy 7.5 Public realm
Policy 7.6 Architecture
Policy 7.7 Location and design of tall and large buildings
Policy 7.8: Heritage assets and archaeology
Policy 7.14 Improving air quality
Policy 7.15 Reducing and managing noise, improving and enhancing the acoustic environment and
promoting appropriate soundscapes
Policy 7.19 Biodiversity and access to nature
Policy 7.21: Trees and woodlands
Policy 8.2 Planning obligations
Policy 8.3 Community Infrastructure Levy
Lambeth Local Plan (2015) policies:
D1 Delivery and monitoring
D2 Presumption in favour of sustainable development
D3 Infrastructure
D4 Planning obligations
D5 Enforcement
H1 Maximising housing growth
H2 Delivering affordable housing
H3 Safeguarding existing housing
H4 Housing mix in new developments
H5 Housing standards
ED11 Visitor attractions, leisure, arts and culture uses
ED12 Hotels and other visitor accommodation
ED14 Employment and training
S1 Safeguarding existing community premises
S2 New or improved community premises
T1 Sustainable travel
T2 Walking
T3 Cycling
T4 Public transport infrastructure
T6 Assessing impacts of development on transport capacity
T7 Parking
T8 Servicing
EN1 Open space and biodiversity
EN3 Decentralised energy
EN4 Sustainable design and construction
EN5 Flood risk
EN6 Sustainable drainage systems and water management
EN7 Sustainable waste management
Q1 Inclusive environments
Q2 Amenity
Q3 Community safety
Q5 Local distinctiveness
Q6 Urban design: public realm
Q7 Urban design: new development
Q8 Design quality: construction detailing
Q9 Landscaping
Q10 Trees
Q11 Building alterations and extensions

Q12 Refuse/recycling storage
Q13 Cycle storage
Q17 Advertisements and signage
Q20 Statutory listed buildings
Q22 Conservation areas
Q23 Undesignated heritage assets: local heritage list
Q25 Views
Q26 Tall and large buildings
PN1 Waterloo
Supplementary Planning Documents (SPDs) & Other Relevant Documents:
Lambeth
Waterloo SPD
Advertising & Signage Guidance
Parking Survey Guidance Notes
Refuse & Recycling Storage Design Guide
Waste Storage and Collection Requirements - Technical Specification
Air Quality Planning Guidance Notes
London Plan Supplementary Planning Guidance (SPG)
Central Activities Zone (March 2016)
Social Infrastructure (May 2015)
Accessible London: Achieving an Inclusive Environment (October 2014)
The control of dust and emissions during construction and demolition (July 2014)
Character and Context (June 2014)
Sustainable Design and Construction (April 2014)
London View Management Framework (March 2012)

Appendix 4: Other relevant Plans and Photos
Lambeth Methodist Mission Letter dated 23/08/2019
Lambeth Methodist Mission Letter dated January 2019
Community Use Management Plan
Map 1 – CAZ Boundary
Map 2 – Location of Visitor Accommodation
Lambeth Hotels and Visitor Accommodation study 2017/18

LAMBETH MISSION AND ST. MARY’S METHODIST CHURCH
3-5 Lambeth Road, Lambeth, SE1 7DQ
020 7735 2166

Lambeth Developments Ltd
c/o Citygrove
10 Albemarle Street, London
23/08/2018

Dear
This letter provides an overview of the Lambeth Methodist Mission – our values and strategic
vision and the positive impact that the redevelopment of the church building will have on the
facilities and services offered by the Mission.
Lambeth Mission and St Mary’s Mission Statement, Values and Strategic Vision
A Methodist ‘Mission’ Church has been located on the current site since the 19th Century. A
mission church understands itself to not only provide a place of worship for practicing Christians,
but also to make a contribution to the local community, and especially those who are ‘in need’,
by virtue of (lack of) wealth or health. This may be called our Prophetic Calling.
For many years, the Lambeth Mission was an ecumenical partnership with St. Mary’s Anglican
Church. Whilst the formal partnership has recently been terminated, the members of LMSM
continue to work together. We welcome contributions from other people and organisations to
the work of the Mission and believe that Partnership working with all people of goodwill is vital
to our human experience.
At this exciting juncture of the life of the Mission, we (re) affirm that the mission/purpose of
Lambeth Methodist Mission and St Mary’s, based on values expressed in the Gospel of Jesus
Christ, is
‘to work with other people, organisations and the community as a whole to enhance the quality
of life of the people of Kennington/North Lambeth and surrounding areas regardless of ethnic
origin, age, gender, religious belief, disability, sexual orientation or marital status’.

LMSM will have three main aims that we will work toward to ensure we (continue to) fulfil our
Prophetic Calling and work in Partnership with others
 People – to recruit and develop staff and volunteers who commit themselves to serving
the community.
 Programmes – to run services and activities that meet the needs of the community, with
an emphasis on those in need.
 Place – to provide an accessible community building that other organisations and groups
and individuals can access for their own activities/needs.
Our strategy, moving forward, sets out three objectives that are now to be adopted to ensure
that LMSM remains an active organisation in the local community continuing to fulfil its Prophetic
Calling, and working in Partnership with others, in the short, medium and long term. These three
aims are




To consult widely with the local community about particular needs that LMSM can assist
to meet.
To work in the professional manner required now of third sector voluntary organisations,
seeking to continually improve its people and programmes.
To work alongside other churches, community groups and other faith organisations so as
to ensure that co-operation not competition exists between organisations/groups.

Existing Building
The Methodist Church has had a building on the present site since the eighteenth century, but
unfortunately, the current building is in a state of complete disrepair and the aims of the Mission
are being significantly undermined as a result. Our present building was erected to replace an
earlier church destroyed by enemy action and it was therefore built at a time of austerity when
the best materials were hard to obtain. It is no longer fit for purpose and costly to maintain. It
would cost a significant sum out of our reach to refurbish it to a high standard but even then, it
would be difficult to use the space efficiently as it was built with high ceilings and wide corridors.
To repair and re-configure the building is far too expensive for the church to consider. It is costly
to heat and the present building contains little flexible space and the upper floors are inaccessible
to those with disabilities.
It is estimated that should the full redevelopment of the site not go ahead the current building
will be forced to close in a reasonably short period of time.
For several years, the Mission have been exploring ways in which to secure our presence for the
next generations, and the church managing trustees have therefore been looking for a
development partner that would help us replace the present building with something more in
keeping with our purposes as we plan for the future.

The church is very excited by the scheme developed by Kyson Architects as it offers us tangible
benefits that enhance, not only our purpose to offer worship and mission, but also in our
continued aim to serve the local community.
The new church building can only come about as a result of the enabling hotel development. The
church will release capital from the sale of part of the land that is currently occupied by the
existing church. The sale will not only help finance the building of the new church but will also be
reinvested in churches elsewhere across the borough, to develop the Mission across multiple
communities in Lambeth.
In addition to this the church will receive good income from the commercial occupier for a
minimum of 25 years which will enable significant investment in services for the local community.
Proposed building
The new building will provide the following enhanced facilities:

•
•
•
•

A new building designed and built to a high standard and with aesthetic appeal and
enhanced space
The new building will include a large flexible space which can be used as a worship area,
a hall to support present work with uniformed and local community groups or a
theatre/performance space
The facilities will include a flexible community space with a roof garden, office facilities,
ancillary café and full kitchen facilities
Office space will be used by staff to support the services that it hopes to provide both on
the site of Lambeth Mission and the Vauxhall site
A new entrance on Lambeth Road will create a much more opening and welcoming aspect
to the community

Proposed Services
Those groups currently hosted within the building will continue to be part of life at the new
Lambeth Mission.
In addition, other groups will be welcomed. Current proposals for the new building will include:
• Film night and dining programmes for adults – seeking to provide a space of friendship
• Children’s film shows and other creative opportunities
• A cultural space for concerts/plays/music and art exhibitions
• A hosting space for local groups for conferences and meetings
• A space for fitness programmes in conjunction with the local doctor’s surgery

A discussion will also take place between the Mission and the doctor’s surgery next door which
will explore the needs of older people in the community. A partnership would include social
group programmes that will provide good food and healthy activities for women and men in
retirement. This will be made possible by a new kitchen designed to meet demand from large
quantities of people and groups.
We will be in a position to employ at least one and probably more dedicated member(s) of staff
to lead such programme/project development. As the work develops, and as we have two small
flats in the new building, we hope to be able to bring in young people to work in the Mission and
to do further work in the community.
In summary, the proposed redevelopment of the church will enable the continuation and
expansion of the services offered to the local community by the Mission. Without this
development is it estimated that the church will be forced to close sooner rather than later. We
therefore strongly support the proposals set out in this planning application.
Every Blessing

LAMBETH MISSION AND ST. MARY’S METHODIST CHURCH
3-5 Lambeth Road, Lambeth, SE1 7DQ
020 7735 2166
www.lambethmethodistcircuit.org.uk

January 2019

To: Lambeth Council
From:
– Minister at Lambeth Mission and St. Mary’s (LMSM)
Subject: Use and Purpose of the Proposed Re-developed Church/Community building.
Preamble
There has been a Methodist presence in North Lambeth since 1778 – firstly on Lower Marsh
and then on the current site since 1807. Our church was completely destroyed in World War 2
by bombs. The current buildings were completed between 1951 and 1954. It should be noted
that our Methodist presence is called a Mission because it signifies a long-standing
commitment to social/community provision as well as a place of worship.
However, for the last 20 years or so the Mission has struggled to continue fully this historical
tradition. As membership has declined so has the level of volunteers and staffing. In addition
the building has deteriorated badly. It was, in the first instance made with poor quality
materials as in the post war period little good quality materials were available. Money which
the church does gain from letting out the building to various community/charitable groups and
more commercial lets is swallowed up by high maintenance costs. These lets are reducing with
the passage of time as people expect better facilities. The building is not environmentally
friendly, nor accessible to all. With the passage of time the building is now no longer able to be
refurbished and there is no prospect of the church finding sufficient funds to re-build without a
commercial partner.
In the current age, with modern building regulations, the need to make buildings accessible and
environmentally friendly we need a new build. The church members have been pursuing such a
dream for the last 10-15 years and this is the 3rd scheme in development. We fear that without

this programme we will need to close the current building within the next few years and
current benefits to local groups will be lost. Our current user groups, including Robes, which
uses our building in winter months to give a night’s accommodation to homeless people, and
local primary schools which use our hall to put on school productions, are hugely supportive of
our proposals.
Introduction
Members at LMSM put out to the market, with the assistance of CBRE property agents, our site
for re-development to include the replacement/upgrade of our facilities. Developers were
sought who understood that the principle point of the development was to fund a new
church/community building and that other building/s were to fit the local area and provide
finance for the overall project.
After an open market tested process Citygrove were selected as our partner. At every stage
Citygrove have acted as a partner in the process – as have Kysons, the architects who worked
with us to develop our building that could be both a place of worship and a community facility.
Further discussions and planning work led to the current scheme being developed. The
proposal allows for us to gain a new church/community facility, a capital receipt and an ongoing revenue stream to fund mission work. No other proposal was available to us to allow us
to build a high-quality facility and to receive an on-going revenue stream.
LMSM has had a very good relationship with Citygrove who, at every stage of the process, have
listened to the wishes and needs of the church to create a truly remarkable building for use by
members of the local community as part of our historic commitment to mission work.
The
a minister with many years’ experience of work with community
groups, including the management of Parchmore Methodist Church and Community Centre in
Thornton Heath, Croydon, was appointed to LMSM in September to oversee and ensure that
the project was developed in such a way as to benefit all the community. Revd Dr Andy Lyons
immediately got the church to accept the following mission statement to guide its future
development.
We (re) affirm that the mission/purpose of Lambeth Methodist Mission and St Mary’s, based on
values expressed in the Gospel of Jesus Christ, is
‘to work with other people, organisations and the community as a whole to enhance the quality of life
of the people of Kennington/North Lambeth and surrounding areas regardless of ethnic origin, age,
gender, religious belief, disability, sexual orientation or marital status’.
LMSM will have three main aims that we will work toward to ensure we (continue to) fulfil our
Prophetic Calling and work in Partnership with others
• People – to recruit and develop staff and volunteers who commit themselves to serving the
community.

•
•

Programmes – to run services and activities that meet the needs of the community, with an
emphasis on those in need.
Place – to provide an accessible community building that other organisations and groups and
individuals can access for their own activities/needs.

Our strategy, moving forward, sets out three objectives that are now to be adopted to ensure that
LMSM remains an active organisation in the local community continuing to fulfil its Prophetic Calling,
and working in Partnership with others, in the short, medium and long term. These three aims are
1. To consult widely with the local community about particular needs that LMSM can assist to
meet.
2. To work in the professional manner required now of third sector voluntary organisations,
seeking to continually improve its people and programmes.
3. To work alongside other churches, community groups and other faith organisations so as to
ensure that co-operation not competition exists between organisations/groups.
Community Development proposals
The development produces both a capital and revenue benefit to the life of the Mission. The capital
receipt has been used to upgrade the original design of the church so as to produce a great building
which will be equipped with all modern facilities. In addition, the church will receive a minimum of £ 4
million. Capital receipts belong to The Trustees of The Methodist Church – in the first instance at circuit
level.
The Lambeth Circuit comprises 6 churches –
•
•
•
•
•

Mostyn Road, North Brixton
Railton Road, Central Brixton
Tulse Hill
Brixton Hill
Streatham

alongside LMSM. The intention of the leadership team of the Lambeth Circuit is to make these funds
available to the other churches so that they might renovate their facilities and make their buildings
more accessible to their local communities. Renovation of these buildings removes the on-going and
time-consuming effort members have to undertake and makes their time and energy more available to
serving their communities. If we can develop each church facility upgrade with an outreach plan many
more residents in Lambeth may benefit from community development programmes.
In the specific case of LMSM the local church holds the revenue streams generated by its
building/activity. The hotel is due to pay an annual ground rent to the church. The first, and most

important benefit of this revenue stream is that it allows the church to employ professional staff. With
all the laws and rules now in force – for example Safeguarding, Health and Safety, GDPR – it is almost
impossible for a third sector organization to be run purely by volunteers. Our current plan is to employ 2
full time staff. The first would be a centre manager to look after volunteers, finance, bookings etc. The
second would be a community development worker to develop various programmes of benefit to local
residents. In time other full-time staff might be added, dependent on programme development and
finance – but part-time workers will almost certainly be employed to run groups and activities.
The exact nature of the programmes to be developed will be dependent on local community needs. Our
intention is to employ the community development worker during the period of the build so that when
we open we will already be aware of local needs. Some initial discussion has already been held with the
local GP surgery who are keen to be partners. We are aware from national news that prevention work
on health is a great need. We are aware that social isolation is a big issue and we could provide meals
and other activity groups for people. There is also a Churches Together foodbank in the local area and
we might be able to offer meals to those in need. Any number of possibilities exist, which dependent on
resources available and staff and volunteers recruited we as a church community are committed to
supporting. We will seek to work with the Local Authority, local councilors, other voluntary agencies, the
health service and so on to work on developing a programme.

The building will also be open for other groups to use to run their own programmes – for
example Guides, Scouts, AA, local drama groups. We can also envisage the use of the space for
art and other cultural exhibitions or concerts. Indeed, the very fact that the building has been
designed with large and small spaces allows flexible use. It can be a very significant addition to
the amenities of the local area.
I would invite the local authority to view this short video which explains why the development
is so badly needed, and the benefits the new building will bring to the community.
https://www.youtube.com/watch?v=_Tt06Y7bXhg&t=83s
Conclusion
The church is fully committed to the development of this project as a facility that serves all the
community. It will provide programmed activities for individuals and groups; it will provide
meeting spaces for community groups and organisations; it could be a centre for cultural
events; it will provide employment opportunities.
The church is quite happy to enter into discussions with the Local Authority in relation to a S106
to develop a Community Use Plan (we would be doing that anyway!).
on behalf of the trustees and members of Lambeth Mission and St.
Mary’s.

Map 2: Location of Visitor Accommodation in Waterloo and wider area
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1.

Introduction

1.1 Overview
1.1.1 This document sets out the development pipeline for hotels and other visitor accommodation
in Lambeth for the financial year April 2017 to March 2018, to monitor implementation of the
Lambeth Local Plan 2015.
1.2 Policy position
1.2.1 Policy ED12 of the Lambeth Local Plan 2015 supports the location of large hotels and aparthotels and other forms of visitor accommodation in the London Plan Central Activities Zone,
Vauxhall and Waterloo London Plan Opportunity Areas and Brixton and Streatham town
centres. Smaller scale visitor accommodation is supported elsewhere in the borough where
public transport accessibility levels are ‘good’ (PTAL 4) or above. Local Plan Policy ED12 is in
accordance with policy 4.5 of the London Plan 2016 (consolidated with alterations since 2011).
ED12 part (a)(ii) states that visitor accommodation must not unacceptably harm the balance
and mix of uses in the area, including services for the local residential community. Part (e)
addresses the loss of existing visitor accommodation.
1.3 Structure of document
1.3.1 The document begins by summarising all of the existing visitor accommodation in Lambeth
before assessing visitor accommodation completions between April 2017 and March 2018.
The document then outlines the development pipeline as of March 2018 before analysing
progress against the monitoring benchmark.
1.3.2 The information in this report is based on building starts and completions data for the
financial year 2017/18 captured in the GLA’s London Development Database.

2.

Existing visitor accommodation

2.1 As of March 2018, there are 27 hotels, 10 B&Bs/guesthouses and 4 visitor accommodation
hostels in Lambeth.
2.2 Appendix 1 comprises four tables which display the provision of visitor accommodation in
Lambeth as of March 2018. Table 1.1 lists all hotels currently open and trading in the borough,
Table 1.2 shows current bed and breakfast establishments and guesthouses, and Table 1.3
outlines all visitor accommodation hostels in the borough.
2.3 Table 1.4 provides information on some other types of visitor accommodation in the borough,
which do not count towards the number of serviced rooms for the purposes of monitoring the
indicative target (such as student accommodation made available to visitors for part of the
year).This table does not include information about accommodation available through online
short-term letting services such as Airbnb. Table 1 below summaries all existing visitor
accommodation in Lambeth.

1

Table 1 - Summary of existing visitor accommodation in Lambeth
Establishment
1.
2.
3.
4.
5.
6.

No. of Establishments

No. of Rooms

27
10
4*
41
1
4
0
46

5253
91
135*
5479
552
141
0
6172

Hotel
Bed and Breakfast / Guesthouses
Hostel
Subtotal
Campus
Self-Catering Apartment
Serviced Apartment
Total

*Please note that this figure includes a hostel (168A and 168B Brixton Road) which was not included in the
existing visitor accommodation figures in the previous Hotels and Other Visitor Accommodation 2016/2017
pipeline report. Officers believed that a permission (16/01781/FUL) for the loss of this hostel was under
construction, however further checks revealed that the building was being refurbished. Therefore this
permission has been reverted back from ‘under construction’ to ‘unimplemented’.

2.4 As of March 2018 there are a total of 5479 serviced visitor rooms in Lambeth. This equates to
a net increase of 1,009 serviced rooms in the borough since March 2015, and 234 in the
financial year 2017/18. Table 2 shows that the majority of existing visitor accommodation is in
the north of the borough, with 69% in Bishops ward and a further 14% in Prince’s ward. The
exact locations of existing visitor accommodation establishments can be seen in Map 1, in
Appendix 1.
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Table 2 - Overview of existing serviced rooms by ward
Existing

Ward

Percentage of Rooms

Hotel
3668

B&B
24

Hostel
60

Total
3752

Hotel
69.8

B&B
26.4

Hostel
44.4

Total
68.5

0

0

0

0

0.0

0.0

0.0

0.0

Clapham Common

222

0

0

222

4.2

0.0

0.0

4.1

Clapham Town

92

1

0

93

1.8

1.1

0.0

1.7

Coldharbour

143

0

0

143

2.7

0.0

0.0

2.6

Ferndale

0

0

0

0

0.0

0.0

0.0

0.0

Gipsy Hill

0

0

0

0

0.0

0.0

0.0

0.0

Herne Hill

0

0

60

60

0.0

0.0

44.4

1.1

Knight's Hill

0

0

0

0

0.0

0.0

0.0

0.0

Larkhall

0

47

0

47

0.0

51.6

0.0

0.9

Oval

287

10

0

297

5.5

11.0

0.0

5.4

Prince's

752

0

0

752

14.3

0.0

0.0

13.7

St Leonard's

0

0

0

0

0.0

0.0

0.0

0.0

Stockwell

0

2

4

6

0.0

2.2

0.0

0.1

Streatham Common

0

0

0

0

0.0

0.0

0.0

0.0

Streatham Hill

0

4

0

4

0.0

4.4

0.0

0.1

Streatham Wells

80

0

0

80

1.5

0.0

0.0

1.5

Thornton

0

0

0

0

0.0

0.0

0.0

0.0

Thurlow Park

9

3

0

12

0.2

3.3

0.0

0.2

Tulse Hill

0

0

0

0

0.0

0.0

0.0

0.0

Vassall

0

0

11

11

0.0

0.0

0.0

0.2

5253

91

135

5479

100.0

100.0

100.0

100.0

Bishops
Brixton Hill

Total

*B&B columns include guesthouse figures

3.

Completions and development pipeline

3.1 Two permissions for new visitor accommodation were completed between April 2017 and
March 2018. Both of these were on the same site (111 Westminster Bridge Road). These
completions have resulted in a net gain of 234 serviced rooms (see Table 3). Appendix 3
outlines further details on both of these completions.
Table 3 - Summary of serviced room completions during 2017/18
Serviced
rooms
New serviced rooms (gross) completed between April 2017 and March 2018

234

Serviced rooms lost between April 2017 and March 2018

0

Net additional serviced rooms April 2017 to March 2018

234
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3.2 As of March 2018, there were six hotel permissions under construction in the borough. Two
of these permissions relate to the same site (10 Albert Embankment). Overall, schemes that
are underconstruction will result in 642 net additional serviced rooms once completed.
Appendix 4 (Table 4.1 and Map 2) outlines further details on all visitor accommodation under
construction in Lambeth as of March 2018.
3.3 As of March 2018, there were seven schemes with planning permission, or with permission
pending a section 106 agreement, yet to be implemented. These include permissions for 6
new hotels. There was also a permission for the loss of an existing hostel. If implemented,
these permissions would result in a further 359 net additional serviced rooms. Appendix 4
(Table 4.2 and Map 3) gives further details on all visitor accommodation yet to be
implemented in Lambeth as of March 2018.
3.4 Consequently, the total number of net additional serviced rooms currently in the
development pipeline is 1001. The majority of rooms in the development pipeline are located
in Oval (612), Prince’s (139) and Bishops (128) wards - see Table 4 below.
3.5 During 2017/18, a total of 216 net additional serviced rooms were approved. Details of these
are set out in Appendix 2.
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Table 4 - Overview of serviced rooms in the pipeline by ward
Ward
Bishops
Brixton Hill
Clapham Common
Clapham Town
Coldharbour
Ferndale
Gipsy Hill
Herne Hill
Knight's Hill
Larkhall
Oval
Prince's
St Leonard's
Stockwell
Streatham Common
Streatham Hill
Streatham Wells
Thornton
Thurlow Park
Tulse Hill
Vassall
Total

4.

Hotel
22
0
0
0
0
0
0
0
0
0
458
139
0
0
0
0
0
0
0
0
0
619

Under construction
B&B
Hostel
0
0
0
0
0
0
0
0
0
0
0
0
23
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
23
0

Total
22
0
0
0
0
0
23
0
0
0
458
139
0
0
0
0
0
0
0
0
0
642

Hotel
116
0
4
0
0
96
0
0
0
0
154
0
0
0
0
0
0
0
0
0
0
370

Unimplemented
B&B
Hostel
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
-11
0
-11

Total
116
0
4
0
0
96
0
0
0
0
154
0
0
0
0
0
0
0
0
0
-11
359

Monitoring against benchmark

4.1 Indicative Monitoring Target
4.1.1 Policy 4.5 of the London Plan 2016 (consolidated with alterations since 2011) sets a target of
40,000 net additional hotel bedrooms across London between 2015 and 2036. GLA Working
Paper 58 – Understanding the demand for and supply of visitor accommodation in London to
2036 (August 2013) – provided the evidence for the target in the London Plan 2016.
4.1.2 The target for net additional rooms includes serviced visitor accommodation only - hotels, bed
and breakfast establishments, guesthouses and hostels. Apart-hotels are a type of hotel and
are therefore counted as serviced accommodation. ‘Hostels’ refer to those that are clearly
used for visitor accommodation purposes, for example youth hostels. They do not include
short term temporary accommodation. Non-serviced accommodation includes campus
accommodation made available to visitors for part of the year and short-term rentals.
4.1.3 The GLA Working Paper breaks down the London wide target to indicative demand estimates
at borough level. The indicative demand estimate for Lambeth is up to 2,000 net additional
serviced rooms between 2015 and 2036 (GLA Working Paper 2013, table S2-2). This indicative
estimate is included as Monitoring Indicator 15 in the monitoring framework for the Lambeth
Local Plan 2015.
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4.2 Monitoring Baseline
4.2.1 The baseline figure for monitoring progress in Lambeth against Local Plan Monitoring
Indicator 15 is the overall number of serviced rooms in the borough in March 2015. This
monitoring baseline figure is 4,470 serviced rooms. This figure has been revised up from 4,434
since the last Hotels and Other Visitor Accommodation 2016/2017 pipeline report to account
for a previous error in the number of serviced rooms recorded at the Euro Hotel Clapham and
the revised status of the permission for the loss of a hostel at 168A and 168B Brixton Road.
Table 1 sets out progress in relation to this baseline figure.
Table 5 - Monitoring against Lambeth baseline
Net Additional
Serviced rooms
Monitoring baseline (March 2015)

4,470

Rooms Completed April 2015 to March 2016

2

Rooms Completed April 2016 to March 2017

773*

Rooms Completed April 2017 to March 2018

234

Current provision of serviced rooms in Lambeth (March 2018)

5,479

Table 6 - Progress against London Plan monitoring target
Net Additional
Serviced
rooms
Completed Rooms
Rooms completed April 2015 to March 2016

2

Rooms completed April 2016 to March 2017

773*

Rooms Completed April 2017 to March 2018

234

Total Completed Rooms April 2015 to March 2018

1,009

Development Pipeline
Rooms under construction at March 2018

642

Rooms with unimplemented permissions or permissions pending S106
agreement at March 2018

359

Total Development Pipeline

1,001

Monitoring against Indicative Target
Indicative target for net additional serviced rooms 2015-2036

2,000

Total Completed Rooms + Rooms in Development Pipeline

2,010

Difference from Target

+10

*Please note that in addition to the 771 net additional serviced room completions recorded in the
Hotels and Other Visitor Accommodation 2016/2017, another permission (14/05951/FUL) for two
6

additional hostel rooms at the existing Scalabrini Hostel (174 – 176 Clapham Road) was also completed
during the 2016/2017 financial year. Therefore the 2016/2017 net serviced rooms completions figure
for has been revised up from 771 to 773.

4.3 Progress against monitoring target
4.3.1 234 net additional serviced rooms were completed in Lambeth between April 2017 and March
2018. Therefore 1,009 net additional service rooms have been completed since March 2015.
4.3.2 There were a further 1,001 serviced rooms in the planning pipeline as of March 2018 - the
majority of these (64%) were under construction. If all of the unimplemented and under
construction permissions were to be completed, this would bring the total number of net
additional serviced rooms in the borough up to the London Plan’s indicative target for the
whole period 2015 to 2036.
4.3.3 The position with the implementation of these and future permissions will be monitored
through annual updates to this report.
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Appendix 1: Existing visitor accommodation
Table 1.1 - Hotels in Lambeth (March 2018)
Establishment
1.
2.
3.
4.
5.

Belgrave Hotel
Comfort Inn
Days Hotel London,
Waterloo
Ebenezer Hotel
Euro Hotel
(Acornflag)

6.

Euro Hotel Clapham

7.

Euro Lodge Clapham

8.

Hampton by Hilton

9.

Horse and Groom

10.

Marriott Hotel
Novotel London,
Waterloo
Park Plaza County
Hall
Park Plaza Riverbank
(including Plaza on
the River)
Park Plaza
Westminster Bridge
Premier Inn (Former
Lying in Hospital)
Premier Travel Inn
The Leigham Court
Hotel
The Windmill on the
Common

11.
12.
13.
14.
15.
16.
17.
18.
19.

Travelodge

20.

Tulse Hill Hotel

21.

Point A Hotel

22.
23.
24.
25.
26.
27.

Staybridge Suites
Park Plaza Waterloo
Premier Inn
Best Western
Premier Inn
Marlin Waterloo

Stars

No. of
Rooms

9-13 Clapham Road, SW8 1RN
87 South Lambeth Road, SW8 1RN

3
3

32
120

No. of
Accessible
Rooms
NK
6

54 Kennington Road, SE1 7BJ

3

162

2

Budget

25

NK

2

97

NK

2

63

NK

1

24

NK

3

278

NK

NK

6

NK

5

200

NK

113-127 Lambeth Road, SE1 7TS

3

187

10

1 Addington Street, SE1

4

398

NK

12-18 Albert Embankment, SE1 7TS

4

659

5

Former County Hall Island Block,
Westminster Bridge Road

4

1037

52

Budget

234

NK

Belvedere Road, County Hall, SE1 7GQ

3

314

16

18 Leigham Court Road, SW16 2PJ

2

80

NK

3

38

1

Budget

148

NK

NK

9

NK

Budget

94

NK

NK
4
Budget
3
Budget
4
Total

93
492
92
19
118
234
5253

NK
44
NK
NK
NK
NK
136

Address

90-92 Angell Road, SW9 0JD
54 Clapham Common South Side, SW4
9DQ
80-81 Clapham Common South, Side
SW4 9DQ
90 Clapham Common South Side, SW4
9DJ
157 Waterloo Road, SE1 8US
122-124 Westminster Bridge Road,
SE1 7RW
County Hall, Belvedere Road, SE1 7PB

79 York Road, SE1 7NJ

Clapham Common South Side, SW4
9DE
1-9 Bondway And 4-6 South, Lambeth
Place
150 Norwood Road
118-120 Westminster Bridge Road,
SE1 7XE
2-16 Tinworth Street, SE11 5EL
6 Hercules Road, SE1 7DU
638-640 Wandsworth Road, SW8 3JW
152 Old South Lambeth Road
457 - 461 Brixton Road, SW9 8HH
111 Westminster Bridge Road
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Note: Information about accessible rooms and star ratings is taken from Lambeth planning
applications information, the LDA’s Visitor Accommodation Census 2008 and respective hotel
websites. Where the information was unavailable the field is recorded ‘NK’ (Not Known).
Table 1.2 - Bed & breakfasts and guesthouses in Lambeth (March 2018)
Establishment
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

69 The Grove
Chelsea Guest House
Not Known
Not Known
Not Known
Not Known
Rosendale Guest House
Steve’s Bed & Breakfast
Wellington (Pathfinder)
8 Vauxhall Grove

Address

Stars

69 Vauxhall Grove, SW8 1TA
372 Wandsworth Road, SW8 4TE
Thorparch Road, SW8 4SX
38 Killieser Avenue Streatham, SW2 4NT
39 Telford Avenue Streatham Hill, SW2 4XL
8 Macaulay Road, SW4 0QX
140 Rosendale Road, SE21 8LG
23 Lower Marsh, SE1 7RJ
81-83 Waterloo Road, SE1 8UD
8 Vauxhall Grove, SW8 1TD

NK
2
NK
NK
NK
NK
NK
NK
NK
NK
Total

No. of
Rooms
4
47
2
2
2
1
3
12
12
6
91

Table 1.3 – Visitor accommodation hostels in Lambeth (March 2018)
Establishment
1.
2.
3.
4.

Address

Hootananny Hostel
Journeys Hostel London Eye
Scalabrini Hostel
Hostel

No. of Rooms

95 Effra Road, SW2 1DF
73 Lambeth Way, SE11 6DX
174 – 176 Clapham Road, SW9 0LA
168A – 168B Brixton Road, SW9 6AU
Total

60
60
4
11
135

Table 1.4 - Other visitor accommodation in Lambeth March 2018 (not included as serviced rooms for
monitoring purposes)
Establishment

Address

1.

Kings College Stamford
Street*

127 Stamford Street, SE1 9NQ

2.

Bowling Hall

346 Kennington Road, SE11 4LD

3.

Griffin House

22 Stockwell Green, SW9 9HZ

4.

The Hub*

21-25 South Lambeth Road

5.

Durand House*

Hackford Road

Establishment
Type

No. of Rooms

Campus

552

Self-Catering
Apartments
Self-Catering
Apartments
Self-Catering
Apartments
Self-Catering
Apartments
Total

*Student accommodation that is available for public use during the vacation period

9

2
2
93
44
693

Map 1. Existing serviced visitor accommodation in Lambeth
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
31.
32.
33.
34.
35.
36.
37.
38.
39.
40.
41.
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Belgrave Hotel
Comfort Inn
Days Hotel Waterloo
Ebenezer Hotel
Euro Hotel Acornflag
Euro Hotel Clapham
Euro Lodge Clapham
Hampton by Hilton
Horse and Groom
Park Plaza WM Bridge
Marriott Hotel
Novotel London, Waterloo
Park Plaza (SE1 7RY)
Park Plaza Riverbank
Premier Inn (York Road)
Premier Inn (County Hall)
The Leigham Court Hotel
Windmill on the Common
Travelodge
Tulse Hill Hotel
Tune Hotel
Staybridge Suites
Park Plaza Waterloo
Premier Inn (SW8 3JW)
Best Western
Premier Inn Brixton
Marlin Waterloo
Hootananny Hostel
Journeys Hostel
Scalabrini Hostel
168A - 168B Brixton Road
69 The Grove
Chelsea Guest House
Thorparch Road, SW8 4SX
38 Killieser Avenue
39 Telford Avenue
8 Macaulay Road
Rosendale Guest House
Steve's B&B
Wellington (Pathfinder)
8 Vauxhall Grove

Appendix 2: Visitor accommodation approvals in 2017/18
Table 2.1 - Serviced rooms approved between April 2017 and March 2018
Planning
Reference and
Decision Date
16/05322/FUL

Address
100-108 Lower
Marsh, SE1 7AB

(15/09/2017)
(Bishops)

16/06417/FUL

22-25 Lower Marsh,
SE1 7RJ

(03/10/2017)
(Bishops)
16/06053/FUL

452 – 456 Brixton
Road, SW9 8EA

(23/03/2018)
(Ferndale)

15/01219/FUL
(27/06/2017)

79 - 81 Clapham
Common South Side
SW4 9DQ
(Clapham Common)

Development Description
Demolition of 9 existing two-storey buildings (100108 Lower Marsh) and construction of a part 3,
part 4 and part 5 storey building with basement to
provide a 66 bedroom hotel (Use Class C1) with
642 sqm of retail (Use Class A1) floor space and
143sqm of flexible (Use Class A1, A2, A3 and A4)
floor space with associated refuse storage,
disabled car parking, and cycle parking.
Re-advertised application. Modifications include:
+ reduction in hotel rooms from 79 to 66
+ increase in retail (A1) floor space from 310 to 642
sqm
+ additional planting at upper levels
Redevelopment of site to provide 5 storey building
plus basement incorporating 50 room hotel (Use
Class C1), flexible retail/restaurant/ cafe (Use Class
A1/A3) at ground floor and 3 residential units (Use
Class C3) at fourth floor level.
Demolition and redevelopment of 1 - 9 Dorrell
Place together with change of use of upper floors
of 452 - 456 Brixton Road and basement and first
floors of 11 Dorrell Place with restoration and
repair works to retained facades and two storey
side extension to 11 Dorrell Place to provide a 96
bedroom hotel in a part two, part three, part five
storey building (Use Class C1), retention of front
facade and refurbishment of existing retail unit
(Use Class A1) at basement and ground floor levels
at 452 - 456 Brixton Road and installation of new
shopfronts at ground floor level, retention of
existing public house (Use Class A4) at basement
and ground floor levels at 11 Dorrell Place and
associated cycle parking, plant, refuse store and
landscaping works.
Front forecourt and basement extension for four
additional rooms with installation of four windows
and a multi-purpose room with two light wells at
front and rear of the property with landscaping at
the front.
TOTAL

11

Serviced
Rooms
Approved
66

50

96

4

216

Appendix 3: Visitor accommodation completions in 2017/18
Table 3.1 - Serviced rooms completed between April 2017 and March 2018
Planning
Reference and
Address
Development Description
Decision Date
14/06350/VOC 111
Variation of condition 2 (13/03409/FUL)
Westminster
Redevelopment of the existing office
05/10/2015
Bridge Road
building and the erection of a part 7/10
storey building consisting of a 218 bed
(Bishops)
apart-hotel, offices, restaurant, retail /
professional financial services unit
15/06510/FUL 111
Erection of a single storey extension above
Westminster
the existing 9th level, at the rear of 111
26/01/2016
Bridge Road
Westminster Bridge Road.

21/05/2017

Serviced
Rooms
Completed
218

21/05/2017

16

Completion
Date

(Bishops)
TOTAL

234
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Appendix 4: Development pipeline at March 2018
Table 4.1 - Visitor accommodation under construction as of March 2018

1.

2.

Planning
Reference and
Decision Date
13/01644/VOC

Hotel

Number of
Service
Rooms
180

7 To 93 Wandsworth Road, SW8 1JS

(30/09/2014)

(Oval)

13/01928/VOC

Wah Kwong House, 10 Albert Embankment,
SE1 7SP
(Prince’s)

Apart-hotel

130

Wah Kwong House, 10 Albert Embankment,
SE1 7SP*
(Prince’s)

Hotel

6

Hotel

278

Hotel

3

(04/03/2015)

Land Bounded By Wandsworth Road, Parry
Street, Bondway And Railway Line To The
East, SW8
(Oval)
The Jolly Gardeners, 49 - 51 Black Prince
Road, SE11 6AB
(Prince’s)

16/02991/FUL

Westow House, 79 Westow Hill, SE19 1TX

B&B

23

(11/11/2016)

(Gipsy Hill)

13/06058/VOC

137-139 Lower Marsh, SE1 7AE

Apart-hotel

22

(09/04/2014)

(Bishops)

(13/08/2013)
3.

15/05922/FUL
(21/01/2016)

4.

15/05619/VOC
(12/05/2016)

5.

6.

7.

14/06886/FUL

Address

TOTAL

Establishment
Type

642

* Change of use of dwelling on the 13th floor to provide 6 hotel suites
** Increase number of B&B guest rooms from 15 rooms to 23 rooms
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Map 2. Serviced visitor accommodation under construction in Lambeth
1.
2.

3.

4.

5.

6.
7.

14

7 To 93
Wandsworth Road
Wah Kwong
House, 10 Albert
Embankment
Wah Kwong
House, 10 Albert
Embankment
Land Bounded By
Wandsworth
Road, Parry
Street, Bondway
And Railway Line
To The East, SW8
The Jolly
Gardeners, 49 - 51
Black Prince Road,
SE11 6AB
79 Westow Hill,
SE19 1TX
137-139 Lower
Marsh, SE1 7AE

Table 4.2 Unimplemented planning permissions for visitor accommodation (including permissions
pending Section s106 agreement) (March 2018)

1.

Planning
Reference and
Decision Date
16/06417/FUL

22 - 25 Lower Marsh, SE1 7RJ

Hotel

Number of
Service
Rooms
50

2.

(03/10/2017)
16/05322/FUL

(Bishops)
100-108 Lower Marsh, SE1 7AB

Hotel

66

3.

(15/09/2017)
14/05187/FUL

Hotel

148

(13/05/2016)

(Bishops)
43-59 And Land Rear Of 51-57, Crewdson
Road, SW9 0JD
(Oval)

15/00680/FUL

9-13 Clapham Road, SW9 0JD

Hotel

6

(24/03/2015)

(Oval)

16/06053/FUL

452 – 456 Brixton Road, SW9 8EA

Hotel

96

(23/03/2018)

(Ferndale)

15/01219/FUL

Hotel

4

(27/06/2017)

79-81 Clapham Common South Side, SW4
9DQ
(Clapham Common)

16/01781/FUL

168A - 168B Brixton Road, SW9 6AU

Hostel

-11

(15/12/2016)

(Vassal)

4.

5.

6.

7.

Address

TOTAL

Establishment
Type

359
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Map 3. Unimplemented permissions for serviced visitor accommodation in Lambeth
1. 22 - 25 Lower Marsh,
SE1 7AB
2. 100-108 Lower
Marsh, SE1 7RJ
3. 43-59 And Land Rear
Of 51-57, Crewdson
Road, SW9 0JD
4. 9-13 Clapham Road,
SW9 0JD
5. 452 – 456 Brixton
Road, SW9 8EA
6. 79-81 Clapham
Common South Side,
SW4 9DQ
7. 168A - 168B Brixton
Road, SW9 6AU
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