ADDRESS: 1-7 Aytoun Road SW9 0TT, Aytoun Court SW9 0TU, Crowhurst House,
SW9 0UE, 41-42 Norton House SW9 0TT.
Application Number: 18/01713/FUL
Case Officer: Lauren Shallcross
Ward: Ferndale
Date Received: 20.04.2018
Proposal: Demolition of 1-7 Aytoun Road and Aytoun Court. Redevelopment of the site
involving erection of part 4, part 5 and part 6 storeys building to provide 31 residential
units (100% affordable housing) with shared amenity space at 5th floor level, together with
provision of 3 disabled car parking spaces, refuse & cycle stores and landscaping.
Removal of the walkway at Aytoun Place and installation of an external lift to Crowhurst
House, plus realignment of metal stair access to 41 and 42 Norton House.
Applicant: SW9 Community Housing
Agent: JLL, 30 Warwick Street, London,
W1B 5NH
RECOMMENDATION
1. Resolve to grant conditional planning permission subject to the completion
of an agreement under Section 106 of the Town and Country Planning Act
1990 (as amended) securing the planning obligations listed in this report.
2. Agree to delegate authority to the Assistant Director of Planning, Transport
and Development to:
a. Finalise the recommended conditions as set out in this report,
addendums and/or PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this
report, addendums and/or PAC minutes pursuant to Section 106 of the
Town and Country Planning Act 1990 (as amended).
3. In the event that the committee resolves to refuse planning permission and
there is a subsequent appeal, delegated authority is given to the Assistant
Director of Planning, Transport and Development, having regard to the heads
of terms set out in this report, addendums and/or PAC minutes, to negotiate
and complete a document containing obligations pursuant to Section 106 of
the Town and Country Planning Act 1990 (as amended) in order to meet the
requirement of the Planning Inspector.
4. In the event that the section 106 agreement is not completed within three
months of committee, delegated authority is given to the Assistant Director
of Planning, Transport and Development to refuse planning permission for
failure to enter into a section 106 agreement for the mitigating contributions
identified in this report, addendums and/or the PAC minutes.

SITE DESIGNATIONS
Relevant site designations:
Streets Under Conversion Stress – Aytoun Road
LAND USE DETAILS
Site area (ha):

0.16 hectares

RESIDENTIAL DETAILS
Use class
C3
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4
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4
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M4(2) Units
M4(3) Units
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Amount (£)
N/A
Details/Trigger
N/A
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EXECUTIVE SUMMARY

The application proposes the demolition of all the existing buildings on the site and erection of a part
4, part 5 and part 6 storey buildings to provide 31 residential units (Use Class C3).
The proposed development would comprise of other works that would include; the removal of the
existing pedestrian ramp to Crowhurst House and installation of an external lift, the realignment of
metal stair access to 41 and 42 Norton House, and improvements to the streetscene by way of
enhanced tree planting and new soft landscaping to the southern corner of the site.
The proposed development would deliver a 100% affordable scheme of 31 affordable residential
units. 11 units (1 x 1-bedroom, 4 x 2-bedroom, 2 x 3-bedroom, 3 x 4-bedroom, and 1 x 5-bedroom)
would be on an affordable rented tenure and 20 units (4 x 1-bedroom, 14 x 2-bedroom, and 2 x 3bedroom) would be offered as shared ownership. This would equate to a 45% affordable rent and
55% intermediate split on a habitable room basis and a 35% affordable rent and 65% intermediate
split on a unit basis. The submitted viability review has shown that the proposal would bring forward
the best combination of units in terms of tenure split, to enable the delivery of the maximum number
of affordable housing units on this site
The proposed unit mix would meet the needs of the existing and prospective future residents of the
Stockwell Park Estate through the delivery of the optimal amount of family sized dwellings and a
good proportion of 2 bedroom and family sized units for this site. The proposed development would
meet all relevant internal residential space standards and due to the site constraints, the quantum
of private and communal amenity space proposed is considered acceptable. All units would be
dual-aspect, and all units would have good levels of daylight/sunlight, privacy and outlook.
The proposed development would be of an appropriate design, with its scale, heights and form being
informed by the existing buildings and prevailing character of the area. The appearance and detailed
façade treatment of the development is considered to be high quality, displaying an appropriate
response to the surrounding character. This would ensure that the development would sit
comfortably within the street scene and surrounding area.
The proposed development would not result in any undue harm to the residential amenity of
neighbouring occupiers. The proposed development would be in full accordance with BRE guidance
which demonstrates that there would be no adverse loss of daylight or sunlight. Due to appropriate
separation distances, and the orientation of the buildings, the proposed development would not result
in any significant material impact in terms of overlooking or loss of privacy to neighbouring residential
properties, nor would it amount to an unneighbourly relationship with regard to increased sense of
enclosure or overbearing impact.
The scheme would be fully car free, with occupants of the residential units not eligible for parking
permits. A financial contribution towards the delivery of 3 disabled parking spaces for residents will
secured in the section 106 agreement. The scheme will provide a total of 57 long-stay cycle storage
spaces, and 5 short-stay cycle storage spaces, which would exceed the minimum London Plan
standards.
With regard to sustainability, the principles of the Mayor’s energy hierarchy have been applied to the
proposed development and the proposed development would achieve the maximum reduction in
carbon emissions of 36.6% reduction over the 2013 Building Regulation standards. A financial

contribution is required to offset all remaining regulated CO2 emissions to 100% or “zero carbon
emissions”.
Financial contributions towards employment and training, provision of disabled parking bays, car
club membership and carbon offsetting will be secured in the section 106 agreement.
The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to the conditions set
out in the draft decision notice at Annex 1 of this report and a section 106 legal agreement to secure
the planning obligations set out in section 21 of this report, the planning application should be
approved.
OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications
Committee in accordance with (1) (i) and (ii) of the Committee’s terms of reference as it
relates to a major application for the provision of more than 10 residential dwellings and the
floor space to be created by the development is 1,000 square metres or more.
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THE APPLICATION SITE

1.1

The application site comprises of 4 connected parcels of land; the adjoining sites of 1-7 Aytoun
Road and Aytoun, a small area of hard standing with a raised pedestrian ramp and bridge
between Crowhurst House and Court, and a small landscaped area in front of Norton House.
The site is mostly located on the eastern side of Aytoun Road, on the junction of Aytoun Place
and lies at the north-western corner of the Stockwell Park Estate.

1.2

1-7 Aytoun Road currently comprises of 4, three-storey terraced houses, with accommodation
at roof level. The properties of 1-7 Aytoun Road currently comprises of 8 bedsits with
communal living areas and shared facilities, two 1-bedroom flats and 2 two-bedroom flats. This
building has been vacant since 2010.

1.3

Aytoun Court is a three-storey building, which comprises of three 1-bedroom flats and six 2bedroom flats. The properties have been vacant since 2017-2018. Four of these flats were
formally privately occupied and five flats were previously social rented tenure.

1.4

To the south of Aytoun Court and on the northern side of Aytoun Place, is a raised pedestrian
ramp and bridge which currently provides access to the second floor of Crowhurst House (to
be removed and replaced by a lift as part of the proposal).

1.5

The site does not fall within a Conservation Area but the Stockwell Park Conservation Area
boundary is nearby, to the north of Sidney Road. The existing buildings are not statutorily or
locally listed, nor are there any protected buildings in close proximity. The site borders an
Archaeological Priority Area.

1.6

The site has a high Public Transport Accessibility Level (PTAL) of 5 which represents a ‘very
good’ access to public transport, and is located within the controlled parking zone Brixton ‘B’
which is in operation from 08.30 to 17.30, Monday – Friday.

1.7

The Site is located within Zone 2 of the London Transport System, with Stockwell tube station
(Northern & Victoria Lines) approximately 0.5 miles to the north-west of the site, and Brixton
Over-ground Station and Brixton tube station (Victoria Line) 0.5 miles to the south.

1.8

The applicant is SW9 Community Housing (formerly known as Community Trust Housing
(CTH)) which is part of Network Homes (NH), a registered provider of social housing. SW9
Community Housing is a Stockwell Park Estate community-based housing association set up
with residents as part of the stock transfer of homes from Lambeth Council.
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THE SURROUNDING AREA

2.1

The surrounding area is predominantly residential, with the site surrounded by blocks of flats
on the Stockwell Park and Waltham Estates. The exception is the former pub (formally the
Grosvenor Public House) which is in the process of being converted back to a pub use with
residential above and to the rear.

2.2

The prevailing height of buildings in the immediate vicinity of the site is 5 storeys. Crowhurst
House to the south, Goffton House opposite (part of the Waltham Estate) and Redmayne
House to the north of the site at the junction of Aytoun Road and Sidney Road, are all 5 storeys
in height. The former pub is 2/3 storeys, with Norton House (which falls under the management
of SW9 Community Housing) at the rear of the site being 4 storeys.

2.3

As part of a wider estate-wide regeneration program, the prevailing heights of the new
buildings around the Stockwell Park Estate perimeter have been increased. Wayland House
has been extended to 20 storeys (now Park Heights), with Dudley House including 8 storeys
and Lidcote Gardens including 7 and 8 storeys. At the southern end of the Stockwell Park
Estate, is Albemarle House which extends up to 9 storeys and Thrayle House (under
construction) that will have up to 20 storeys when complete.
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SITE PHOTOGRAPHS

Figure 1: Aerial view from the south with the site highlighted in red.

Figure 2: 1-7 Aytoun Road (left) and Aytoun Court (right)

Figure 3: Aytoun Court (right) and Pedestrian walkway and bridge

Figure 4: Crowhurst House (left) and Aytoun Court (right)
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PROPOSAL

4.1

Summary of the Proposal

4.1.1

The current application seeks planning permission for the demolition of 1-7 Aytoun Road
and Aytoun Court and erection of a part 4, part 5 and part 6 storey buildings to provide 31
residential units (Use Class C3) with shared amenity space at fifth floor, together with the
provision of 3 disabled car parking spaces, refuse & cycle stores and landscaping.

4.1.2

The application also seeks permission for the removal of the walkway at between Aytoun
Place and Crowhurst House, the installation of an external lift to Crowhurst House, and the
realignment of metal stair access to 41 and 42 Norton House. These works would facilitate
the introduction of new soft landscaping and tree planting.

4.2

Detail of the Proposal

4.2.1

The proposed development is for the demolition of all the existing buildings on the site and
erection of a part 4, part 5 and part 6 storey buildings to provide 31 residential units.

4.2.2

The proposed development would comprise two buildings (A and B). The new buildings are
proposed at four storeys for Building A and 5 and 6 storeys for Building B. The lower
building will replace the four, three-storey terraced houses (1-7 Aytoun Road). Beyond this
point, the scale increases to five and six storeys (Building B), with the 5th storey positioned
to the eastern side of the building fronting Ayton Way. The upper level will feature a change
in material.

4.2.3

Each of the two buildings will include shared entrances opening off Aytoun Road, with all
ground floor units and duplexes having their own front doors. Shared entrances are
recessed and lined with coloured ceramic. The individual private entrances are accessed
via small front gardens. Building A would be set back further than Building B, to allow for an
area of planting that contains the four mature lime trees to be retained.

Figure 5: Proposed elevation onto Aytoun Road

Figure 6: Proposed elevation onto Aytoun Place

Figure 7: Proposed east elevation over-looking communal child play space
4.2.4

The proposed development would deliver 31 affordable residential units (100% affordable
scheme) of which 11 of the units are affordable rent and 20 are shared ownership. This is
equivalent to 45% affordable rent and 55% intermediate on a habitable room basis and a
35% affordable rent and 65% intermediate on a unit basis. The proposal would provide a
unit mix of 5 x 1-bedroom, 18 x 2-bedroom, 4 x 3-bedroom units, 3 x 4-bedroom units and 1
x 5-bedroom units.

4.2.5

Three of the proposed units are designed to meet to meet at least Building Regulation
requirement M4 (3) 'wheelchair user dwellings' (wheelchair accessible or easily adaptable
for residents who are wheelchair users). All of the wheelchair user dwellings are located on
the ground floor of Building B.

4.2.6

All residential units will have access to private amenity spaces ranging from 7.9 sq.m – 46.5
sq.m, with all ground floor units featuring a front and rear/side garden and all other upper
floor units benefiting from private balconies/terraces. Building B would also benefit from a
74 sq.m communal roof terrace at the 5th floor level. The units with balconies facing Aytoun
Road, Aytoun Place and on the southern part of the eastern elevation would have fully
recessed balconies/terraces, whilst the balconies to the rear of Building A would be
projecting.

4.2.7

The proposed development would be car free and the applicant has confirmed that they are
willing to enter into a section 106 agreement to remove the eligibility to apply for residential
parking permits. Additionally, three on-street disabled car parking spaces are proposed to
the front of the building along Aytoun Road. The scheme will provide a total of 62 cycle
storage spaces, which includes 5 secure visitor cycle spaces. The cycle storage facilities
would comprise of shared external bike hangers or sheds located externally to the rear of
both buildings and an internal cycle store within Building B.

4.2.8

All ground floor units would benefit from individual bin stores within their front garden. Two
additional internal communal bin stores are to be located adjacent to the entrances of each
building. These bin stores are accessed externally from facing Aytoun Road.

4.2.9

The existing ramp and bridge leading to Crowhurst House would be removed and replaced
with a new external lift, with an opening formed at landing level to facilitate connection to
the lift. Other alterations include the removal of an existing lay-by and widening of the
footway to give at least 1.5m clearance around the lift. The existing opening at landing level
will be bricked up following demolition of the bridge.

4.2.10 The external stair to the upper level (entrance) of 41 and 42 Norton House Norton House
would be re-routed to create a more direct relationship with the street and free up additional
space to be landscaped.
4.2.11 5 trees and multiple shrub beds located within the site would be removed to enable the
development. Four large existing Lime trees adjacent to Aytoun Road would be retained,
with the existing boundary treatment removed to allow these trees to be part of the street
(previously within the front boundary of the existing houses). Two new landscaped areas
with new trees and ground cover would be created following the demolition of the existing
ramp and bridge, and the realignment of metal stair access.
4.2.12 Both buildings would be built in yellow London stock brick, with Building A featuring pale
red stock feature brick courses. Vertical mineral board cladding is proposed on the top
floor. Bronze coloured polyester powder coated aluminium windows and doors are
proposed across both buildings, with Building A featuring 50mm reconstituted stone reveals
and sills, and building a featuring aluminium sills. Balcony balustrading is proposed to be
flat metal fins. The new external lift on the northern elevation of Crowhurst House is to be
clad in translucent, reinforced, u-shaped glass planks.

Figure 8: Long view from the south (along Aytoun Road)

Figure 9: View of the proposal looking down Aytoun Road from Sidney Road (including the
recently completed extensions to the public house)

Figure 10: View showing new external lift to Crowhurst House (on the left hand side)
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RELEVANT PLANNING HISTORY
06/01769/OUT: Outline application with regard to the wider Stockwell Park Estate
regeneration. Specific proposals for the application site included the alteration and
refurbishment to residential buildings (at Nos 1-7 Aytoun Road and Aytoun Court to increase
these buildings to 4 stores in height.
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6.1

CONSULTATIONS
Statutory External Consultees
Metropolitan Police Designing out Crime
No objection subject conditions requiring the development implements security measures to
minimise the risks of crime and site specific security needs and achieves secured by design
certification (condition 3).
Thames Water
No objection to the proposal and recommended a piling condition (condition 8) and
informatives to be included on any permission, which provide information to the applicant
about the water network and water treatment infrastructure capacity in the area.

6.2

Internal Consultees
Planning Policy
The principle of redevelopment to provide 100% affordable residential accommodation on
the site is supported. Information is required on the tenure of the existing units to ascertain
if the proposal is policy compliant with H3 (b) in relation to replacement on a like for like
basis of existing affordable housing.
The proposal does not meet policy requirements for tenure split (policy H2(a)(iii)) above the
50% threshold and the quantum of share ownership units raises a question about whether
this is the optimum mix of genuinely affordable housing on this site to meet local housing
need. In relation to dwelling size mix, any variation from policy H4 will need to be justified.
Officer note: when consideration is given to the individual site circumstances and the sites
constraints, the proposed tenure split and dwelling size mix would be considered
acceptable in this instance. This is discussed further in paragraph 8.5-8.13 and section 9
below.
Clarification is required on the exact area of shared outdoor amenity space with Norton
House. The requirement of 50sqm of communal outdoor space needs to be in addition to
the existing area of communal outdoor space and also needs to be easily accessible to
residents. The 74sqm roof terrace proposed on Building B is not accessible for the
residents of Building A. Similarly, children’s play space needs to be in addition to the
existing play provision.
Financial contributions should also be sought for carbon reduction and open space.
Officer note: Due to the site constraints the private and communal amenity space and
children’s play space is considered acceptable. This is discussed further in section 12 at
paragraphs 12.23-12.37.
Lambeth Housing
Supportive of the proposal and affordable housing offer.
Transport Planning
Concerns raised with regards to parking stress levels and servicing and deliveries, however
have recommended the following conditions and obligations should the scheme be
recommended for approval:
 Section 106 agreement for a car free and CPZ permit free development
 Car club membership for residents of each flat for a period of three years secured
by Section 106 agreement
 A construction management plan will be required via condition (condition 7)
 Revised cycle parking details to meet the two tiered cycle parking requirements

Sustainability (Air Quality)
No objections to the proposed development subject to conditions that would ensure air
quality is not adversely affected by the development. This includes a comprehensive air
quality and dust management plan (condition 9) and all non-road mobile machinery
(NRMM) to be registered (condition 10).
Veolia Environmental Support
Refuse and recycling arrangements supported as stated in the Design and Access
Statement.
Employment and Skills
The council’s Employment and Skills team advised that an employment and skills plans for
the construction phase should be secured. A financial contribution of £20, 150 [towards
vocational training and employment support] is also payable, to be secured by way of a
Section106 legal agreement.
Bioregional
No objections to the proposal and recommended a number of conditions (16, 17, 18, 19, 20
and 21) to ensure that sustainability is integral to the design of the development.
Conservation and Urban Design
Concerns raised regarding the proposed solid front boundary walls, however raised no
objections subject to conditions. (4, 5 and 6).
6.3

Adjoining owners/occupiers

6.3.1

A site notice was displayed from 15.06.2018 to 06.07.2018 and 145 consultation letters
were sent to all adjoining owners/occupiers. In addition, the application was advertised in
the local paper on 15.06.2018. The formal consultation period ended on 13.07.2018.

6.3.2

3 representations received during the consultation period. 0 were in support, 3 were in
objection. A summary of the concerns raised is set out below:
Summary of objections
Amenity
Erecting a 6-storey building in place of
the current 2-storey building will
completely shield light and air.

Response
The proposal is for a part four, five and six
storey residential building. A daylight and
sunlight assessment has been undertaken
and there will be no unacceptable impact
to the daylight and sunlight received by
neighbouring properties.
Refer to Para 12.1-12.17

Transport
There will three disabled parking bays on
Aytoun Road. Where will the other new

There will be no other parking apart from
the three disabled bays. The development

residents park? There is already a dire
shortage of parking spaces in the
neighbouring streets, particularly at night
time. Many households own more than
one vehicle.
Has any sort of impact assessment been
done? Waltham has only one entrance
and it is accessed via Aytoun Rd. I fear
this entrance will be inaccessible
because of all the large lorries that will be
constantly in attendance in what is a very
narrow road.
Other
Waltham Estate were not consulted
about the application.

SW9 Housing has not engaged with any
of the residents living on the Waltham
Estate, especially those residents living in
Cowall House and Goffton House. They
will be particularly affected by the
proposed development. Goffton House
and Cowall House are four stories high.
Their daylight will be blocked by a six
story building, directly opposite them.
SW9 Housing has engaged with the
residents of the Stockwell Park Estate,
during every step of every phase of the
redevelopment process. However, none
of these residents live opposite the
proposed development, hence the reason
why only a few of these residents
attended the consultation event. The
development proposal does not have
strong opposition from residents living on
the Stockwell Park Estate because they
are simply not affected by it.
Network Homes/SW9 are not
incorporating playgrounds and similar
outdoor activities in their projects.

is proposed to be car free and this will be
secured via a legal agreement.
Refer to Para 15.9-15.13
A Method of Demolition and Construction
Management Plan will be secured as a
condition of consent (condition 7).
Refer to para 15.7

The consultation process was undertaken
in accordance with the statutory
consultation obligations as set out in
article 15 of the Town and Country
Planning (Development Management
Procedure) (England) Order 2015. All
owners/occupiers of Goffton House, which
falls within Waltham Estate and located
directly opposite the site were sent
consultation letters.
There is no statutory obligation for an
applicant to engage with adjoining
properties prior to submitting a planning
application, although it is always advised
and encouraged.

Refer to Para 11.27–11.37
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POLICIES

7.1

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

7.2

The new Draft London Plan was published on 1 December 2017 (updated July 2019) for
consultation and will eventually supersede the current 2016 consolidated London Plan once
the final version is published (anticipated Autumn/Winter 2019). The Draft London Plan is a
material consideration 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. At this time the
amendments to the Local Plan carry very limited weight.

7.3

The latest National Planning Policy Framework was published in 2019. This document sets
out the Government’s planning policies for England including the presumption in favour of
sustainable development and is a material consideration in the determination of all
applications.

7.4

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
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Land Use
Residential Use

8.1

The proposal includes 31 residential units. Policy H1 (Maximising housing growth) states the
council will seek to maximise the supply of additional homes in the borough to meet and
exceed the annual housing target for Lambeth. This will be done by supporting development
proposals that provide a mix of housing types and tenures to meet current and future
housing need and accord with applicable policies set out in the development plan. As such,
the principle of residential development on this site is supported.
Density

8.2

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

8.3

The site has a PTAL of 5 (very good). The site is located within 800m of the Brixton Town
Centre which is classified as a ‘major centre’. For the purposes of considered density
pursuant to the London Plan density matrix, the scheme falls within the ‘central’ area with a
guideline density range of 650-1100 habitable rooms per hectare (hr/ha) or 175-355 units per
hectare (u/ha).

8.4

The development has a density of 194 dwellings per hectare, or 656 habitable rooms per
hectare. The proposed mix is therefore considered acceptable and would be within the
guideline.
Dwelling Mix

8.5

Policy H4 (Housing mix in new developments) of the Local Plan seeks the provision of a mix
of dwelling sizes and type in order to meet current and future housing needs. For affordable
housing the preferred mix is:




1-bedroom units: not more than 20%
2-bedroom units: 20-50%
3-bedroom units: 40%

8.6

Paragraph 5.20 states that to ensure mixed and balanced communities, a range of dwelling
sizes including family-sized housing will be sought in all new developments. Family-sized
accommodation is defined as having three or more bedrooms (at least one of which is a
double bedroom).

8.7

Paragraph 5.21 states that while developments are expected to reflect the preferred dwelling
mix set out above, rigid application of these requirements may not be appropriate in all
cases. When considering the mix of dwelling sizes appropriate to a development, the council
will have regard to individual site circumstances including location, site constraints, viability
and the achievement of mixed and balanced communities. In all cases proposals will be
expected to demonstrate that the provision of family-sized units has been maximised.

8.8

Based on the number of units, the following mix is proposed:
 5 x 1 bed: 16%
 18 x 2 bed: 58%
 4 x 3 bed, 3 x 4 bed and 1 x 5 bed: 26%

8.9

The proposal has been designed to cater for varying housing needs, and includes a mix of 1
and 2 bedroom flats and family-sized affordable homes. As well as 4 x 3 bedroom familysized properties the proposal also includes 3 x 4 bedroom and 1 x 5 bedroom properties for
larger families, with space for up to 7 people. Officers consider that the mix of units will be
able to cater for different housing needs in the borough.

8.10 The site is fairly constrained and having regard to the constraints of the site the proposed
unit mix is considered acceptable. The 4 and 5 bed family sized dwellings are situated at
ground floor level and would have their own front door and direct access to private rear
gardens. It is considered that family sized units have been maximised on this site with the
space available. The scheme would also deliver 6 out of the 8 family sized dwellings on an
affordable rented tenure. Lambeth’s Strategic Housing Market Assessment identifies an
unmet need for family sized units on an affordable rented tenure.
8.11 It is also noted that if the scheme was to provide 50% of units as affordable as required by
Policy H2, only 6 family sized units would need to be provide to meet the 40% requirement. 8
family sized dwellings will be provided as part of this development which exceeds this
requirement and maximises the amount of family sized units which can be provided as part
of this development.
8.12 As such, officers are satisfied that the proposal would deliver an acceptable dwelling mix and
would achieve the aims of Policy H4 by maximising family housing.
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Affordable Housing

9.1

The London Plan seeks to maximise the affordable housing provision across London through
an average of at least 17,000 more affordable homes per year (Policy 3.11 Affordable Housing
Targets). The adopted policy seeks 60% of the affordable homes to be for social and affordable
rent, and 40% for intermediate rent or sale.

9.2

Lambeth sets out a borough-wide target of affordable housing, but acknowledges the need to
take into account site-specific characteristics. Policy H2 (Delivering Affordable Housing) sets
out that at least 50% of units should be affordable on sites of at least 0.1 hectare or for 10 or
more homes, where public subsidy is available for the site, or at least 40% when no public
subsidy is available. The policy further requires a tenure split of 70% social/affordable rent
homes and 30% intermediate homes, to be provided on site.

9.3

The applicant is proposing a fully 100% affordable scheme. With 11 affordable rented homes
and 20 shared ownership homes; this provides a split of 45% affordable rent and 55%
intermediate on a habitable room basis and a 35% affordable rent and 65% intermediate on
a unit basis. The social rented homes (2) within the scheme are being provided for former
residents of Aytoun Court who have elected to return to the development once completed.

9.4

The higher proportion proposed is intermediate (shared ownership) would not strictly comply
with policy requirements however, this is considered acceptable in this instance. The
summary of the proposed tenure split is shown in the table below:

Building A
Building B
Total
%

Affordable Rent
Shared Ownership
Units
Habitable
Units
Habitable
Rooms
Rooms
8
39
0
0
3
8
20
58
11
47
20
105
35%
45%
65%
55%
Table 1: Proposed affordable housing tenure split

9.5

Whilst not required to be submitted as part of a scheme which proposes to deliver a 100%
affordable scheme, the applicant has provided a viability appraisal which demonstrates that
the proposed scheme in its current configuration would not capable of providing a policy
compliant affordable housing split, which equates to 70% affordable rent and 30%
intermediate on a unit basis. The appraisal has looked at the proposed development with
and without grant funding.

9.6

The viability appraisal has been reviewed by officers and by an independent viability advisor
on behalf of the council. It is accepted that without grant funding, the scheme would not
make a profit and consequently cannot afford to provide additional affordable rented tenure
units. With grant funding, the scheme would however make a profit, which equates to 2.05%
on GDV (2.08% on costs) which is below the targeted developer’s profit margin of 6% of
GDV. Consequently, the scheme would still be unable to afford to provide additional
affordable rented tenure units and therefore represents the best combination of units in terms
of tenure split, to enable the delivery of the maximum number of affordable housing units on
this site.

9.7

Furthermore, based on the policy requirement for sites to deliver at least 50% affordable
housing (with the remaining 50% as private units), an alternative policy compliant scheme
would require a tenure split of 11 affordable rented units and 5 shared ownership units. The
development would not only comply with this policy requirement but also delivers the other
50% of homes as intermediate shared ownership, which could have otherwise been
proposed as market units.

9.8

In conclusion, officers consider that the proposed tenure split would deliver the maximum
number of affordable housing units. The proposed mix is considered to accord with the Local
Plan policies H2 and H4.

10 Design
Scale, massing, layout and appearance
10.1 Building A is located adjacent to The Grosvenor Public House and would follow the same
building line as the existing terrace. This is supported by officers as this allows the retention
of four mature trees within the front garden which have townscape value. Building A is
proposed 1.1 metre higher than the adjacent pub (5.5m higher than its rear addition). This is
considered acceptable as the building would be a similar height to the existing context and
set back 5.1 metres from the pubs building line. The similar height would ensure that the
proposal would not overbear neighbouring development and the setback would lessen the

proposals visual impact within the streetscene, the added presence of trees would screen the
development further.
10.2 Building B would be located directly south of building A and would be two storeys higher.
Although taller than Building A, this is not considered to be out of character for the area as
several buildings Waltham Estate just east of the site is of comparable height. Furthermore,
the top storey is significantly set back from the main building frontage by 7.1 metres and 1.8
metres which would result in reduced visibility from surrounding streets. The setback of the
upper storey also provides an appropriate articulated termination of the building, modelling of
the buildings form and breaks up the buildings perceived mass.
10.3 Building B would project 0.8 metres beyond the building line of Building A along Aytoun
Road. The projection is considered acceptable as it is minor and the building line would still
have a generous setback from the street of 3.2 metres to provide front gardens and
defensible space. Siting Building B forward distinguishes both buildings as two distinct
elements breaking up the mass of the building. The elevated height of B reinforces this
distinction and marks the corner. The proposed building turns the corner successfully to align
with Aytoun Road – the building line is stepped to create two slender forms with the projected
form/elevation terminating views looking north along Aytoun Road. The recessed upper
storey would sit above the projected elevation to create an overall balanced slender
composition.
10.4 Overall, the height, scale, building line and form of the building is well considered and
acceptable.
10.5 Building A and B would share the same contemporary aesthetic with a restrained palette of
materials comprising brick elevations and punched openings. This consistent approach for
both buildings would create a visually cohesive set of building that responds well to one
other. Each building would have different detailed design to express individuality rather than
having a homogenous appearance.
10.6 Building A would incorporate several architectural features that reference the existing terrace
such as red decorative brickwork and white window surrounds. These features will add
texture and interest to elevations. Building B proposes to vertically stack brickwork between
openings and at ground and roof level to create subtle interest in elevations.
10.7 Balconies balustrades is proposed with flat metal fins to provide screening of balconies in
oblique view whilst retaining visual permeability through the balustrade. Balconies in the
southern elevation would be angled to restrict direct views looking north along Aytoun Road.
These measures should deter residents from installing ad-hoc screening on balconies.
Drawings indicate timber handrails to balustrades. Officers suggest that handrails are metal.
10.8 The applicant has stated that the proposed hexagonal coloured ceramic tiles at the
communal entrances should aid legibility and create interest. However, officers are raise
some concern that the shape and colour of tiles may not appear to relate to the surrounding
context and do not form part of the approved wayfinding strategy. This aspect of the proposal
could be refined at a later date and could be dealt with via condition (condition 5).

10.9 Overall, the material palette is contextual and appropriate and officers are generally satisfied
with the proposed appearance. A comprehensive schedule of materials has been submitted
as part of the application; however to ensure that the appropriate final materials are chosen
and the overall development achieves design excellence, a condition requesting the
submission of further details and samples of all materials proposed is required (condition 4).
Works to Crowhurst House and Norton House
10.10 The existing ramp which connects to Crowhurst House is of no historic or architectural merit.
Its stark and oversized scale appearance offers no positive frontage to the existing
streetscape and creates an unwelcoming environment for pedestrians. The demolition of the
ramp would offer an opportunity to widen the footway and create a newly landscaped space
with a raised bed that would include new trees and ground cover. This would enhance the
appearance of the southern corner of the site.
10.11 The new external lift to Crowhurst House would be faced in translucent proflit glass panels,
which would give the extension a simple and lightweight appearance. A matching brick panel
is proposed to block up the area where the existing ramp connects to Crowhurst House,
which is considered appropriate. The positioning of the lift to the east of the bridge would
further allow the lift to be constructed prior to demolition of the ramp, maintaining access to
the upper levels of Crowhurst House throughout the works.
10.12 New relocated stairs/access from Aytoun Place to Norton House would provide a more direct
access route to the building. Its overall scale and appearance would not appear over
dominant and fit comfortably within the streetscene.
Views
10.13 Strategic views are those identified in the London View Management Framework (LVMF)
designated by the Mayor of London. The conservation and design officer has confirmed that
the proposal does not impact on any of the LVMF views.
10.14 Lambeth Local Plan Policy Q25 identifies a number of protected local views. The policy
seeks to ensure that no foreground or mid-ground development harms the appreciation of
the panoramic views, and that no foreground development obscures the appreciation of, or
background development harms the silhouette of landmarks.
10.15 The development falls within View NNE from Brockwell Park to Victoria Tower (panoramic
view) and View N from Brockwell Park to the city (landmark silhouette). The development is
at a similar height to surrounding buildings, and at six storeys, the development will not have
an impact on the views from Brockwell Park.
11 Impact on heritage assets
Legislative and policy requirements when assessing the impact on heritage assets
11.1 The beginning of the Agenda Pack contains a summary of the legislative and national policy
context for the assessment of the impact of a development proposal on the historic

environment and its heritage assets. This is in addition to Lambeth Local Plan and London
Plan policies.
11.2 Turning to consider the application of the legislative and policy requirements referred to
above, the first step is for the decision-maker to consider each of the designated heritage
assets (referred to hereafter simply as “heritage assets”) which would be affected by the
proposed development in turn and assess whether the proposed development would result
in any harm to the heritage asset.
11.3 The decision of the Court of Appeal in Barnwell Manor confirms that the assessment of the
degree of harm to the heritage asset is a matter for the planning judgement of the decisionmaker.
11.4 However, where the decision-maker concludes that there would be some harm to the
heritage asset, in deciding whether that harm would be outweighed by the advantages of the
proposed development (in the course of undertaking the analysis required by s.38(6) PCPA
2004) the decision-maker is not free to give the harm such weight as the decision-maker
thinks appropriate. Rather, Barnwell Manor establishes that a finding of harm to a heritage
asset is a consideration to which the decision-maker must give considerable importance and
weight in carrying out the balancing exercise.
11.5 There is therefore a “strong presumption” against granting planning permission for
development which would harm a heritage asset. In the Forge Field case the High Court
explained that the presumption is a statutory one. It is not irrebuttable. It can be outweighed
by material considerations powerful enough to do so. But a local planning authority can only
properly strike the balance between harm to a heritage asset on the one hand and planning
benefits on the other if it is conscious of the statutory presumption in favour of preservation
and if it demonstrably applies that presumption to the proposal it is considering.
11.6 The case-law also establishes that even where the harm identified is less than substantial
(i.e. falls within paragraph 196 of the NPPF), that harm must still be given considerable
importance and weight.
11.7 What follows is an officer assessment of the extent of harm which may result from the
proposed development. In this instance, this includes the Stockwell Park Conservation. If any
harm is identified, then an assessment of any benefits of the proposal would be required
Impact on the Stockwell Park Conservation Area
11.8 As the ‘decision maker’ in this case is the Planning Applications Committee, and should
Members come to a different view, they must consider the impact of the proposed
development on the significance of each designated heritage asset. Great weight should be
given to the asset’s conservation (and the more important the asset, the greater the weight
should be). This is irrespective of whether any potential harm amounts to substantial harm,
total loss or less than substantial harm to its significance (as per paragraph 193 of the
NPPF).
11.9 Policy Q22 of the Local Plan states that development proposals affecting conservation areas
will be permitted where they preserve or enhance the character and appearance of the

conservation area. Paragraph 200 of the NPPF states that "local planning authorities should
look for opportunities for new development within Conservation Areas…, and within the
setting of heritage assets, to enhance or better reveal their significance. Proposals that
preserve those elements of the setting that make a positive contribution to the asset (or
which better reveal its significance) should be treated favourably".
11.10 The application site and the wider Stockwell Park Estate does not fall within any conservation
area, however the Stockwell Park Conservation Area is located approximately 50m to the
north of the site.
11.11 The Stockwell Park Conservation Area was designated in 1968 and is characterised by late
Georgian and early Victorian residential development laid out in conventional streets. There
is no grand or formal alignment of the roads. The area has a leafy and mature character.
Whilst the conservation area generally has an intact historic townscape the principal
exception is the land at corner of Lorn Road and Stockwell Park Road.
11.12 As shown in Figure 10 below, the boundary of the Stockwell Park Conservation Area is
approximately 44m to the north of the site. Sidney Road forms the closest extent of the
Stockwell Park Conservation Area to the application site. Due to this distance from the
conservation area, the existing site does not form part of the setting of the conservation area.

Figure 11: Proximity to the Stockwell Park Conservation Area, shown in yellow (application
site outlined in red)

11.13 Considerable importance and weight has been given to the desirability of preserving or
enhancing the character/appearance of the conservation areas. In summary, given the
height, distance and siting of the proposed development, it would not be apparent in any
public views from or to the Stockwell Park Conservation Area. As such, there would be no
harm to the significance of the conservation area. The proposal would therefore preserve
the character and appearance of the conservation area, in accordance with Policy Q22.
Balancing exercise
11.14 Officers do not consider that there would be any harm to heritage assets resulting from the
proposed development and as such, the balancing exercise as set out in the NPPF is not
required.
11.15 If Members come to a view that there would be substantial harm or total loss of the
significance of a designated heritage asset, consent should be refused, unless it is
demonstrated that the substantial harm or total loss is necessary to achieve substantial
public benefits that outweigh the identified harm or loss (as per paragraph 195 of the NPPF).
11.16 If Members come to a view that there would be less than substantial harm to the significance
of a designated heritage asset, the identified harm should be weighed against the public
benefits of the proposal, including where appropriate, securing the heritage asset’s optimum
viable use (as per paragraph 196 of the NPPF).
11.17 In this case, officers consider that the development provides the following public benefits:





The delivery of 31 affordable housing units
Improvements to the streetscene by way of enhanced tree planting and soft
landscaping to the southern corner of the site, areas adjacent to Aytoun Road and
Aytoun Place
Improved step-free access for residents at Crowhurst House

12 Standard of residential accommodation
National Floorspace Standards
12.1 London Plan policy 3.5 notes that the Nationally Described Space Standards (introduced by
the Department of Communities and Local Government (DCLG) in March 2015) have been
adopted across London. The standard of residential accommodation should meet the
national standards as well as those of Lambeth Local Plan Policy H5, which includes
provisions that proposals for new residential development should accord with the principles
of good design and should provide dual-aspect accommodation, unless exceptional
circumstances are demonstrated. In addition London Plan policy 3.5, Local Plan policy H5
and relevant guidance also requires account to be taken of the size of habitable rooms and
the internal layout of the units.
12.2 The proposed residential units comply with the relevant space standards in terms of overall
size and bedroom size, with most of the proposed units exceeding the standards by

between 1 and 20 sq.m. Ceiling heights in excess of 2.5 metres are proposed throughout the
development which would comply with the London Plan requirements.
Accessible, Adaptable and Wheelchair Housing Provision
12.3 Development should, amongst other things, enable people to live healthy active lives per
London Plan Policy 7.1, and be inclusive including addressing the specific needs of older
and disabled people as per Policy 7.2. Under the new National Technical Standards, London
Plan Policy 3.8 is to be interpreted so that the current standards relating to ‘lifetime homes’
and ‘wheelchair accessible or easily adaptable dwellings’ are removed, and instead:



90% of new dwellings will need to be ‘accessible and adaptable’ (this is defined by
building regulations – Part M4 (2)); and
10% of new dwellings will need to be ‘wheelchair user dwellings’ (this is defined by
building regulations – Part M4 (3))

12.4 All units would be compliant with the requirements of Part M4 (2), allowing them to be readily
adaptable to the needs of future occupants. Three of the proposed units will be designed to
meet Part M4 (3). This meets the 10% requirement for wheelchair accessible units in new
developments. A range of wheelchair unit sizes are proposed 1x1 bed, 2-person and a 2 x 2bed, 3 person. All three wheelchair accessible units will be located on the ground floor of
Building B, with all having their own front door.
12.5 Additionally, a contribution towards the provision of three on street disabled parking spaces
(including design, layout and any amendments to traffic regulation orders) will be secured by
way of a section 106 agreement. The proposed development is considered to be fully
compliant with the requirements of Policy 3.8 of the London Plan
12.6 To ensure the delivery of the above, a condition (condition 11) is recommended to ensure
that these units are built out as Part M4 (3) wheelchair accessible units, with the remaining
units to be wheelchair adaptable units (to achieve Part M4 (2) wheelchair adaptable units
criteria) in line with policy 3.5 and policy 3.8 of the London Plan.
Privacy
12.7 The units within the proposed development would be served by windows to the north (upper
level of building B only), south, east and west. The views to the front and rear of the
proposed building would be similar to that of the existing arrangement. Any views to the new
upper level side (north and south) windows would not amount to a significant loss of privacy
due to adequate separation distances and there being no side windows in the flank elevation
of Crowhurst House.
12.8 It is considered that the side windows of units B.1.04, B.2.04 and B.3.04 should be obscure
glazed and non-opening up to 1.7 metres to ensure that there will no mutual overlooking
between residential units. This will be secured as a condition of consent if approved
(condition 26).

12.9 At ground floor level, there would be sufficient defensible space between windows of the
ground floor units and the public/private areas with the use of gardens and formal
boundaries.
12.10 It is considered that there will be no unacceptable impacts to future occupiers in terms of
relationships within the site and to surrounding neighbours.
Outlook and Aspect
12.11 Policy H5(a) (Housing standards) of the Lambeth Local Plan (2015) states that all proposals
for new residential development should accord with the principles of good design and will be
expected to provide dual-aspect accommodation unless exceptional circumstances are
demonstrated.
12.12 All proposed units have been designed to would be dual aspect, with unobstructed outlook to
at least two orientations. The overall the layout and orientation of the flats is considered to be
acceptable and would offer satisfactory outlook and aspect.
Daylight and Sunlight
12.13 Policy Q2 relates to the standards of privacy, levels of outlook and overlooking, impacts on
levels of daylight and sunlight within new dwellings and on neighbouring buildings as well as
noise considerations having regard to internal layouts/orientation and distance between
units. Impacts upon neighbouring buildings will be addressed later in this report (Section 12).
12.14 The proposed dwellings have been tested for their expected level of daylight. This has been
measured based on the Average Daylight Factor (ADF) test. A full explanation of the
principles of this test is set out at the beginning of the committee report pack.
12.15 104 habitable rooms within the proposed development have been analysed within the
daylight assessment. These rooms are set to the ground to fifth floors of the development. Of
the 104 rooms tested, 81 would fully accord with BRE guidance, meeting or exceeding the
recommended ADF. 23 rooms would not achieve the BRE recommended ADF level. The
daylighting findings for habitable rooms are summarised in the table below:
Floor Ref:
Ground Floor

First Floor

Window/room Room Use
ADF Required
ADF Proposed
ref:
Value
10 No rooms out of 16 meet/exceed minimum standard – 6 No rooms
not meeting the standard are:
R5
Bedroom
1%
0.82%
R6
LD
1.5%
1.12%
R7
Bedroom
1%
0.97%
R10
LKD
2%
1.63%
R12
Bedroom
1%
0.97%
R13
Dining Room
1.5%
1.28%
21 No rooms out of 28 meet/exceed minimum standard – 7 No rooms
not meeting the standard are:
R1
Bedroom
1%
0.77%

Second Floor

Third Floor

Fourth Floor

Fifth Floor

R4
Bedroom
1%
0.64%
R7
Bedroom
1%
0.87%
R8
Bedroom
1%
0.62%
R9
LD
1.5%
0.91%
R12
LKD
2%
1.55%
R17
LKD
2%
1.11%
16 No rooms out of 22 meet/exceed minimum standard – 6 No rooms
not meeting the standard are:
R1
LD
1.5%
1.22%
R2
Bedroom
1%
0.97%
R5
Bedroom
1%
0.84%
R6
LKD
2%
0.95%
R9
LKD
2%
1.74%
R14
LKD
2%
1.31%
19 No rooms out of 22 meet/exceed minimum standard – 3 No rooms
not meeting the standard are:
R6
LKD
2%
1.15%
R9
LKD
2%
1.95%
R14
LKD
2%
1.47%
1 No rooms out of 11 meet/exceed minimum standard – 1 No rooms not
meeting the standard are:
R9
LKD
2%
1.58%
6 No rooms analysed all meet/exceed minimum standard
Table 2: Summary of ADF Analysis with comments

12.16 In consideration of the ADF analysis, whilst theoretically, all habitable rooms should meet
minimum ADF targets, in practical terms, it is not uncommon to have some isolated habitable
rooms on larger development schemes not meeting ADF targets. A ‘pass rate’ of 94% is
considered reasonable for an urban development scheme.
12.17 As acknowledged in the BRE Guide, sunlight and daylight is only one material consideration
to be taken into account when determining the merits or demerits of a development proposal.
In this case, whilst officers note the failings of the scheme in meeting the BRE
recommendations for daylighting in the incidences identified by the daylight study, it is noted
that there is a relatively high level of compliance given the urban context of the site.
12.18 The scheme has also been designed with all units being dual aspect. The flats and duplexes
will have access to sizeable balconies or rear gardens and each contains large living areas
and is of size which meets London Plan SPG internal floorspace standards. Furthermore, no
single unit within the proposed development would have all their rooms not achieving the
BRE recommended ADF level, and so all these units would all include other rooms which
accord with the recommended ADF levels. As such and withstanding the numerical shortfall
in daylight values in the incidences identified by the daylight studies, the future occupants of
the new building would enjoy a reasonably good urban living environment.
12.19 Given the urban location, it is officers’ considered opinion that the development design
strikes a reasonable balance between the stated benefits of redevelopment of the site to
increase the density and quality of housing on the site whilst providing future occupiers of the

new block with a liveable environment including access to decent levels of natural light within
each new dwelling.
Sunlight to proposed amenity space
12.20 Sunlight to the proposed amenity areas within the development has been assessed in line
with the BRE guidance target requirement of 2 hours or more sunlight to at least 50% of the
amenity area.
12.21 In terms of amenity spaces, the development fails to meet the minimum two hours of sunlight
to satisfy the BRE guidelines, for the majority of the ground floor units as only 4 out of the 12
amenity areas meet the BRE criteria.
12.22 When considering that the sunlight levels to the existing rear gardens will be similar to those
established for the proposed development, and that the residents of Building B would have
access to the roof terrace (that satisfies the BRE Guidelines), the shortfall is considered
acceptable in this instance.
Residential Amenity
12.23 Policy H5 (Housing standards) of the Lambeth Local Plan requires new flatted development
to provide 50 m2 of communal amenity space plus a further 10 m2 per dwelling provided as
either a terrace or balcony or consolidated within the communal amenity space. The
communal amenity space should receive natural light, be fully screened from parking areas,
be easily accessible to all occupants, be overlooked by habitable rooms to ensure safety and
surveillance, incorporate sustainable landscape principles and practices and have a
landscape, management and maintenance plan. The proposal would require the provision of
360 m2 of external amenity space.
12.24 All ground floor units have a front and rear/side garden, and the units on upper floors benefit
from a balcony or terrace. The balconies facing Aytoun Road, Aytoun Place or on the
southern part of the eastern elevation have fully recessed balconies. The balconies to the
rear of Block A have projecting balconies.
12.25 All units in Block A have policy compliant private amenity space but no communal amenity
space. Although this is not ideal, all the family sized units feature very large rear gardens of
25-34sqm plus 11-12sqm of semi-private front gardens. Due to the constrained nature of the
site this is considered acceptable.
12.26 With regards to Block B, units 1.1, 1.3, 1.4, 2.1, 2.2, 2.3, 4.3 and 4.4 are all below the 10sqm
minimum requirement for private amenity space. As such, there would be a 20.6sqm shortfall
of private amenity space in total. However, the proposed rooftop communal amenity space is
larger than 50sqm at 101sqm and as such the 20.4sqm shortfall can be made up by the
larger rooftop communal amenity space which is in line with Policy H5 (b)(ii). In addition, all
of these flats feature additional internal living space which is equivalent (or more) to the
shortfall in each units respective amenity space.

Play Space
12.27 London Plan Policy 3.6: ‘Children and young people’s play and informal recreation facilities’,
anticipates that development which includes housing shall make provision for play and
informal recreation based on the expected child yield it would generate. Accompanying
guidance: ‘Shaping Neighbourhoods - Play and Informal Recreation SPG September 2012’
details how the policy shall be implemented in practice. A minimum 10sqm per child,
regardless of age, is recommended as a basis for assessing future requirements arising from
an increase in the child yield of an area.
12.28 Furthermore, it is noted that paragraph 4.32 of the SPG states that “in assessing the
quantum of play space required, consideration should be given to the type of housing
proposed and the provision of private gardens. The requirement for provision of play space
for children under the age of five may be discounted in relation to houses with gardens in
assessing play requirements”.
12.29 Policy H5 Housing standards of the Local Plan states that provision for developments of 10
or more units with at least one family sized dwelling, children’s play space should be
provided where appropriate to at least the levels set out in the London Plan Supplementary
Planning Guidance ‘Shaping Neighbourhoods: Play and Informal Recreation’ 2012. In
exceptional circumstances off-site provision may be acceptable.
12.30 Due to the constrained nature of the site, no on-site children’s play space has been
incorporated into the proposed scheme. In this instance, due to the relatively narrow shape
of the site, the provision of larger private rear gardens for the ground level family sized units
would prejudice the applicant's ability to provide any additional on-site play space. It is noted
that the provision of private rear gardens for the ground floor family sized units is a policy
requirement, and is welcomed.
12.31 The applicant has confirmed that Block A and B would have access to the existing purpose
built play area (343sqm) and facilities within the rear courtyard of Norton House. The
applicant is the landowner of the estate which includes Norton House and the play area. As
such the principle of sharing this space with the application site may be accepted, provided
that this site has the capacity to accommodate additional users.
12.32 Of the 41 units at Norton House, 13 of those units have generous private amenity spaces
ranging from 31sqm as the smallest to 124sqm at the largest. As all of these 13 units are
comfortably in excess of the 30sqm per unit of amenity required for houses, for the purposes
of the likely child yield that would use the play space at Norton House these 13 dwellings
have been excluded from the child yield calculator for Norton House in line with paragraph
4.32 of the Mayors Shaping neighbourhoods: play and informal recreation SPD (2012).
12.33 As such, Norton House generates a child yield of 27.3 with a corresponding requirement of
273sqm of play space. Norton house therefore provides an excess of 70sq.m of additional
play space amenity. As such, it is considered that play space for 0-5 years for both blocks
can be provided within the existing purpose built play area and a financial contribution can be
secured for the delivery of off-site play provision for the other age groups.

12.34 For Block A, out of the 8 units 4 of the units are 4/5 bed family duplexes and have private
gardens and therefore it is considered that the provision of play space for under 5’s do not
apply to these homes. As such, Block A would generate a child yield (under 5 year olds) of
2.4 for the other 4 units and Block B would generate a yield of 2.5 for under 5 year olds. The
total play space requirement would therefore be 49 sq.m. The existing playspace at Norton
House can therefore easily accommodate this requirement.
12.35 The child yield for ages 5 and above for both Block A and B would be 19.1, with a
requirement of 191sqm of play space. As this play space cannot be provided on site due to
the space constraints, officers recommend that a financial contribution is secured through a
s106 obligation to allow for the delivery of off-site play space. Annex 10 of the Local Plan
advises that the financial contribution towards the delivery of off-site play space, is calculated
by multiplying the number of children generated (child yield calculated in accordance with
bedroom size and tenure) x 10sqm (play space required per child) x £99 (average cost per
square metre). This would equate to £18,909 (19.1 x 10 x 99).
12.36 The wider Stockwell Park Estate redevelopment also includes a number of children’s play
spaces. The Stockwell Park Graffiti Pen situated across the road from the site, also provides
a space to play different sports and community activities. The development is also situated
0.09 miles from Slade Gardens which would provide an opportunity for an enhanced play
provision within this park.
12.37 The scheme is therefore considered to comply with the aims of Policy H5 (d) of the Local
Plan and Policy 3.6 of the London Plan subject to a financial obligation towards off-site
provision to be secured by a section106 planning obligation.
13 Amenity for Neighbouring Occupiers
13.1 Policy Q2 of the Local Plan states that development will only be supported if visual amenity
from adjoining sites and from the public realm is not unacceptably compromised, acceptable
standards of privacy are provided, adequate outlook is provided, while undue sense of
enclosure and overlooking is avoided and daylight and sunlight levels to both the host
property and surrounding properties are not compromised.
Daylight, Sunlight and Overshadowing
13.2 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.
13.3 The following surrounding properties contain residential accommodation and, due to their
proximity to the development site, have been assessed in terms of the effect of the proposed
development upon their daylight and sunlight amenity:




Goffton House
13-17 Sidney Road
18-26 Stockwell Park Road (Norton House)

13.4 It was not considered necessary to assess the other nearby properties within Norton House
and those along the southern side of Sidney Road. The windows of these properties are
oriented so that there would pass the basic 25-degree daylight and sunlight assessment as
set out in the Building Research Establishment (BRE) Handbook ‘Site Layout Planning for
Daylight and Sunlight (2011).
13.5 The applicant has submitted a detailed sunlight/daylight assessment which assessed the
impact on the above properties, which been carried out in accordance with the BRE
Handbook.
Goffton House
13.6 Officers have summarised the analysis of the applicable windows/rooms facing the site as
follows:
Floor

Ground
1st Floor
2nd Floor
3rd Floor
4th Floor
Total

Reduction in VSC
Meeting BRE Minor
Moderate
Major
Guide target
Adverse
Adverse
Adverse
9
3
11
1
12
12
12
56
4
Table 3: VSC Summary for Goffton House

Total
windows
analysed
12
12
12
12
12
60

13.7 For VSC, all the reductions either meet the BRE Guide target or are close to the BRE Guide
target criteria (minor adverse). The minor adverse reductions would still be a reasonable
VSC for an urban context, with these four windows having a VSC only marginally below the
BRE Guidelines. As such, this is considered acceptable for the urban context.
Floor

Ground
1st Floor
2nd Floor
3rd Floor
4th Floor
Total

Reduction in Daylight Distribution
Minor
Moderate
Major
Adverse
Adverse
Adverse
5
3
1
2
1
Table 4: Daylight Distribution results for Goffton House

Meeting BRE
Guide target
3
9
12
12
12

Total
windows
analysed
12
12
12
12
12
60

13.8 For daylight distribution, the majority of the reductions either meet BRE Guide target criteria
or are close to BRE Guide target criteria (minor adverse). 6% or rooms analysed have a
moderate adverse reduction and 1% of rooms have a major adverse reduction in daylight
distribution. For both the moderate and major adverse reductions, the rooms would still
maintain a daylight distribution over half the room area.

13.9 In terms of daylight distribution, the number of windows serving a room will usually have
some effect and the more windows there are, especially in terms of dual aspect,
improvement to the daylight distribution will often occur. Officers note that the rooms have
been typically analysed on the basis of a single window serving a single room.
13.10 Whilst there is some adversity to Goffton House, officers do not consider such adversity is
unreasonable for such an urban locality and the retained values are considered be
acceptable.
13.11 Goffton House has a north-east orientation and as such a sunlight assessment is not
applicable on the basis that the availability of sunlight is already limited. This is in line with
BRE Guidelines.
13-17 Sidney Road
13.12 All of the 15 windows serving 13-17 Sidney Road meet the BRE Guidelines in respect of the
VSC and Daylight Distribution. In accordance with BRE Guidelines there will be no
noticeable reduction in daylight to any habitable room.
13.13 In relation to the gardens serving 13-17 Sidney Road, 13 and 17 Sidney Road would meet
the minimum two hours of sunlight required by BRE Guidelines. 15 Sidney Road would fail to
meet this requirement, however only 5% of the existing amenity area received the minimum
two hours and as such the proposed area would not be a significant reduction to the existing
area. It is also noted that the property will benefit from daylight and sunlight above the BRE
Guidelines.
13.14 The Annual Probable Sunlight Hours (APSH) table within the daylight and sunlight report
confirms that the results meet the BRE Guidelines for this property.
18-26 Stockwell Park Road
13.15 In relation to VSC, all 40 windows would meet the BRE Guidelines. In terms of daylight
distribution, there will be one window at ground floor level which would have a minor VSC
reduction of just below 0.8 times the former value at 0.78. As such, this is considered to be
acceptable and would not have an adverse impact on daylight levels to 18-26 Stockwell Park
Road.
13.16 In relation to the gardens serving 18-26 Stockwell Park Road, only 24 Stockwell Park Road
would not meet the minimum two hours of sunlight to satisfy the BRE Guidelines. 20% of the
garden area would still receive the 2 hour minimum requirement. It is also considered that
there would be adequate daylight and sunlight levels to the property and as such this is
considered reasonable for an urban location.
13.17 The Annual Probable Sunlight Hours (APSH) table within the daylight and sunlight report
confirms that the results of 18-26 Stockwell Park Road meet BRE Guidelines.
Privacy

13.18 A similar relationships with surrounding buildings such as Norton House, Goffton House and
the properties along Sidney Road would be maintained as part of the redevelopment of the
site.
13.19 The nearest residential windows facing the proposed development are those in Goffton
House. These windows are across a public street and would be at least 22 metres away from
the application site which ensures that there would be no unacceptable loss of privacy. This
is the similar to that of the existing relationship.
13.20 With respect to Norton House and properties along Sidney Road, the separation distance
between the buildings would be between at least 20 metres, again similar to the existing
situation. This is a typical separation substance for urban locations such as this, it is not
considered that the proposed development would result in an adverse loss of privacy to
occupiers of Norton House.
13.21 Rooftop amenity spaces are proposed as part of the proposed development but they would
be set back from the roof edges to minimise overlooking Goffton House. Some screening in
the form of planting is proposed and annotated on the relevant plans. Full details of this will
be secured by condition (condition 6).
Outlook and sense of enclosure
13.22 Given the separation distances proposed and positioning of the proposed windows and
amenity areas, the proposed development would not appear visually overbearing or result in
any undue overlooking or loss of privacy to neighbouring properties.
Noise and Vibration
13.23 Policy Q2 (Amenity) of the Local Plan makes clear that proposals should ensure that any
adverse impact in terms of noise and vibration should be reduced and minimised as far as
possible to ensure the amenity of existing and future occupants is protected.
13.24 The development would not likely result in an unacceptable impact on the surrounding
properties with regard to noise, noting that both of the adjacent properties are in use as
residential premises, as per the proposed use at the application site.
Construction
13.25 Given the proximity of residential receptors to the development site it is important that
adverse environmental impacts are properly managed and mitigated. Any impact during
construction will be mitigated through a conditioned construction management plan which will
need to detail measures to be adopted to control the environmental impacts of construction
works during the redevelopment of the site. This will be secured by way of a condition
(condition 7).
14 Designing Out Crime
14.1 Lambeth Local Plan policy Q3 requires new development to design out opportunistic crime,
anti-social behaviour and fear of crime in a site-specific manner.

14.2 The proposal would intensify the residential nature of an area with a mostly residential
character. It is considered that the introduction of additional residential units would not create
the opportunity for crime in the locality. However, as with all new residential development
there is a requirement for the scheme to be developed in accordance with Secure by Design
principles. This will be secured by way of a condition (condition 3).
15 Trees and Landscaping
15.1 Policy Q9 of the Local Plan states that development will be supported where provision is
made for landscaping for future growth and aftercare, existing features are retained and
enhanced, including any habitat as well as creating new ones, maximises greening
opportunity, uses locally characteristic species, takes account of existing and potential
routes, provides strong boundary treatments, avoids leftover spaces, are attractive and
provides sustainable drainage and minimises runoff.
15.2 The proposal would retain the four large existing lime trees adjacent to Aytoun Road, but
would necessitate the removal of 5 trees and multiple shrub beds. One of the trees identified
for removal is considered to be unsuitable for long term retention in the Arboricultural Survey
of the site.
15.3 The remaining four trees that will require removal are specimens that were considered to be
of a moderate to low retention value in the Arboricultural Survey. The removal of these trees
should not be seen as a constraint to the development of the site as they are Common limes
which are not considered to be particularly valuable and there are more of them present on
site that are due to be retained. Their loss would be mitigated by the new landscaping
enhancements to the southern corner of the site, which includes replacement tree planting.
In addition to this, subject to feasibility, the expected inclusion of green roofs would further
improve the biodiversity of the site and the wider area, encouraging bird and insect species
to a site.
15.4 The proposed landscaping complies with Policy Q9, ensuring the landscaping scheme will be
of a higher quality and provide greater amenity value than the existing landscaping. A
detailed landscaping strategy will be secured by condition (condition 14), ensuring that
opportunities for ‘greening’ the site can be maximised, biodiversity can be increased and
provide suitable plant species for the location.
16 Transport
16.1 Policies T3, T6, T7 and T8 of the Local Plan seek to ensure that proposals for development
have a limited impact on the performance and safety of the highway network and that
sufficient and appropriate car parking and cycle storage is provided whilst meeting objectives
to encourage sustainable transport and to reduce dependence on the private car. If
development would have an unacceptable transport impact, it should be refused in the
absence of mitigation measures to make the development acceptable.
Site context

16.2 The site has a PTAL of 5, which is considered very good on a scale of 0-6b. Increased
housing density is encouraged within areas of good public transport accessibility, as are car
free developments.
Sustainable travel
16.3 Policy T3 of the Lambeth Local Plan requires development to provide cycle parking in
accordance with London Plan requirements. The London Plan states there should be 1 cycle
space per studio and 1-bed flat and 2 spaces per each larger dwelling, and 1 visitor parking
space for per every 40 units. Policy Q13 states that cycle storage in all development should
be fully integrated into the initial design, directly and conveniently accessed from outside the
building, and be safe and secure. The development requires a total of 57 long-stay cycle
storage spaces and 1 short-stay storage space.
16.4 6 of the 7 ground floor units across both buildings A and B (including the 4 duplex units) have
been designed to each accommodate a bike shed (2 spaces) in their respective rear gardens
(12 spaces in total).
16.5 All upper floor units within Building A (4 units) would have access to 2 Lambeth bike hangers
at the rear of the building (12 spaces in total). As Building A requires 8 cycle spaces for the
upper floor residential units, the hangers will have spare capacity to allow for 4 visitor parking
spaces.
16.6 Cycle parking provision (37 cycle spaces required) for all upper floor units and the single
ground floor unit within Building B would be proposed in 2 locations. A dedicated cycle store
room is proposed on the ground floor (accessible from the communal hallway), and will provide
space for 20 cycles in 2-tier Josta stands. A further 18 spaces will be provided externally within
3 Lambeth bike hangers at the rear of the building. The hangers will have spare capacity to
allow for 1 visitor parking space. It has been confirmed by the applicant that sufficient space
has been provided to house the 2-tier Josta stands as per the manufacturer’s specification.
The manufacturer’s details have been reviewed and the proposed space is considered
acceptable. However further clarity is required on how the bicycles will be manoeuvred in and
out of the internal store with an open door. These details will be secured by condition (condition
13).
16.7 Access to the rear bike stores (for both blocks) are via 4 doors. Access should involve passing
through no more than two sets of doors to ensure accessibility. There is also concern regarding
the door widths to the cycle store. The applicant has proposed to include an automatic door
opening system to overcome these concerns. This is considered acceptable and further details
will be secured by condition (condition 13).
16.8 A total of 62 cycle storage spaces are proposed, which is above the minimum cycle parking
standards required by the London Plan. Final details of all cycle stores will be secured by a
condition (condition 13).
Car parking & servicing
16.9 Policy T7 of the Lambeth Local Plan states that development should provide car parking
within the maximum standards in the London Plan, reflecting the public transport accessibility

of the development site. It is further stated that development should be car-free, including
permit-free and permit-capped schemes, particularly in areas where alternative modes of
transport are available and where public transport accessibility is high.
16.10 The proposed development would be car free and the applicant has confirmed that they are
willing to enter into a section 106 agreement to remove the eligibility to apply for residential
parking permits. As the site has a very good public transport accessibility rating, this
approach is strongly supported.
16.11 The applicant has agreed to fund the provision/creation of three on-street disabled parking
bays on Ayton Road, which would meet requirements of the proposed accessible flats. This
would also be secured by a section 106 agreement. Concerns have been raised with regard
the impact on the existing parking stress as a result of these parking spaces. However in
light of the fact that the proposed scheme would be car free, the proposal would
fundamentally result in an overall reduction in the demand for parking spaces. The loss of 3
parking bays, to be replaced with disabled parking bays, would amount to far lower take-up
of on-street parking spaces, when compared to the existing scenario where all occupants of
the existing buildings would be eligible to apply for parking permits.
16.12 There is good Car Club coverage across Lambeth, with the Council’s aspiration of having
Car Club bays within 400m of each other, to ensure convenient provision for all Lambeth
residents. Policy T7 of the Local Plan states that Car Clubs are required, where appropriate,
preferably on-street to facilitate ease of public use. Policy T7(a) also confirms that Car Clubs
and pool car schemes will also be promoted as an alternative to car parking and individual
car ownership. For the proposed development, provision of Car Club membership will be
required for all residents from first occupation of the development. This would be secured by
an obligation in the section 106 Agreement. The Applicant has agrees to provide (three year)
Car Club membership to all future residents and must be available from first occupation of
the proposed development.
16.13 All servicing is proposed to take place from Aytoun Road, as per the existing situation. Due
to the nature of the proposed use (remaining in residential use), the minimal intensification of
the existing use would not result in a significant uplift to the amount of deliveries and
servicing. It would therefore not be reasonable or necessary to seek a service and delivery
plan.
Waste and Recycling
16.14 Lambeth’s ‘Waste and Recycling Storage and Collection Requirements: Technical
Specification for Architects & Developers’ published in 2013 set out the following
requirements:




For individual bin stores, following amounts are required per household: Up to 2
bedrooms: 90l waste storage & 55l recycling storage; 3 bedrooms & above: 140l
waste storage & 110l recycling storage
For communal bin stores, following amounts are required: 60l per bedroom (up to
max 120l) waste storage and 60l per household commingled dry recyclables.

16.15 All ground floor units and duplexes would have private bin stores in their respective front
gardens, which have been designed to form part of the boundary treatment. 2 separate and
additional communal refuse storage would serve the upper floor units. These are to be
located immediately adjacent to the communal entrances.
16.16 The individual bin stores and communal refuse storage areas all adhere to the above waste
and recycling storage and collection requirements and so adequate refuse storage would be
provided on site. All storage areas would be conveniently located to ensure waste and
recycling be readily and easily collected by the Council’s refuse collectors. A condition is
recommended for the applicant to adopt the approved waste and recycling strategy
(condition 12).
Construction impacts
16.17 Given the level of construction proposed and the close proximity to surrounding residential
properties, a Construction Management Plan would be required in order to minimise the
impact on the surrounding properties and to ensure that safe and efficient traffic operations
are undertaken and maintained during the construction works. It is therefore essential that a
construction management plan is submitted to and agreed by the local planning authority,
prior to the start of any works. A requirement for a Construction Management Plan to be
submitted would be secured by way of a condition (condition 7).
16.18 In addition, an Air Quality and Dust Management Plan to is required so to mitigate air
pollution resulting from demolition/construction activities.
16.19 It should be noted that in addition to the statutory nuisance legislation would apply through
Environmental Services.
Mitigation
16.20 As discussed above, the following measures would mitigate any transport impacts of the
proposal:






Car parking permit free designation for the residential units (Planning obligation)
3 year car club membership for each dwelling (Planning obligation)
Provision of 3 x blue badge car parking spaces (Planning obligation)
Construction management plan (Condition 7)
Air quality and dust management plan (Condition 9)

16.21 The mitigation measures listed above would ensure that the proposal would not adversely
impact the safe and efficient operation of the highway network and would actively encourage
sustainable travel, in line with the aims and objectives of the Local Plan. These measures
would be secured through appropriate planning conditions and Section106 legal agreement.
17 Sustainable Design and Construction
17.1 The NPPF seeks to secure development that promotes the use of renewable energy where
technology is viable, economic and where the social impacts can be addressed satisfactorily.
London Plan Policy 5.2 requires major residential developments to achieve zero carbon

status through a combination of onsite measures (35%) and cash-in-lieu contributions to a
ring-fenced carbon off-set fund (65%). If required, a cash-in-lieu contribution would be
secured by way of a Section106 legal agreement.
17.2 Policy 5.3 of the London Plan states that development proposals should demonstrate that
sustainable design standards are integral to development proposals and should meet the
minimum standards set out in the Mayor’s ‘Sustainable Design and Construction’ SPG
(2014). Policy 5.2 of the London Plan states that Councils should seek to ensure that
development proposals make the fullest contribution to minimising carbon dioxide emissions
in accordance with the Mayors energy hierarchy, namely; using less energy, supplying
energy efficiently and using renewable energy. The London Plan requires that all major
developments meet specific targets for carbon dioxide emissions reduction in buildings.
These targets are expressed as minimum improvements over the Target Emission Rate
(TER) outlined in the national Building Regulations (2013).
17.3 Policy 5.15 of the London Plan also requires development to minimise the use of mains
water so that mains water consumption would meet a target of 105 litres or less per person,
per day.
17.4 Policy 5.11 of the London Plan further requires that major development proposals should be
designed to include roof, wall and site planting, especially green roofs and walls where
feasible.
17.5 Policy EN4 (Sustainable design and construction) of the Local Plan requires all development
to meet high standards of sustainable design and construction having regard to the scale,
nature and form of the development proposal. Proposals should demonstrate in a supporting
statement that these standards are integral to the design, construction and operation of the
development.
17.6 An Energy Statement and Overheating Report was submitted as part of the proposal and
reviewed by the council’s consultants. The report demonstrates the principles of the Mayor’s
energy hierarchy have been applied to the proposed development and the proposed
development would achieve the maximum reduction in carbon emissions that can feasibly be
achieved (36.6% reduction over the 2013 Building Regulation standards).
17.7 The development would adopt a number of sustainable features including passive measures
(enhanced fabric efficiency of the building envelope and efficient air tightness), efficient
services (connecting up to the existing energy centre located in the southern part of Norton
House, to provide heating and hot water), and renewable energy systems (100m2 solar PV
array located on the roof).
17.8 A financial contribution is therefore required to offset all remaining regulated CO2 emissions
to 100% or “zero carbon emissions”. This will achieve the 100% CO2 reduction target for new
'zero carbon' homes as set out in London Plan policy 5.2. A financial contribution of £41, 400
has been agreed to mitigate the impact of development on the environment. This would be
secured through a section 106 Agreement.
17.1 The applicant has provided an acceptable energy strategy which demonstrates how energy
consumption and carbon emissions will be reduced through passive and active energy
efficient design. It has also been demonstrated through application of the cooling hierarchy

how the risk of overheating will be reduced. However, no sustainability statement has been
provided with these proposals. These details can be provided at a later date, and would be
requested by way of a condition (condition 20).
17.2 Whilst the connection to the Norton House Energy Centre is supported, little information has
been provided with regard to the proposed connection technology. As per the sustainability
statement, these details can be provided at a later date, and would be requested by way of a
condition (condition 16). As this is an important element of the overall energy strategy,
these detail should be agreed prior to any development above ground level.
17.3 With regard to minimising water consumption, a condition (condition 17) is recommended
that internal water calculations must be submitted to the Local Planning Authority to
demonstrate that the internal water consumption of the development will not exceed 105
L/person/day in line with The Water Efficiency Calculator for new dwellings from the
Department of Communities and Local Government. In addition, the applicant would be
required to provide further evidence to show that the development has been constructed in
accordance with the approved internal water use calculations.
17.4 In accordance with policy objectives, all major development proposals should be designed to
include green roofs where feasible. The proposed roof plan clearly shows that there is
potential to install a green roof to both buildings. This could be in the form of both traditional
green and brow roof or a biosolar roof (integrated green roof and solar technology solution).
As the applicant has not demonstrated that a green roof would not be feasible, there is a
strong assumption that a green roof can be included to roofs of both buildings (other than the
areas designed as roof terraces and balconies). The applicant is therefore required to submit
further details to establish the feasibility of the installation of green roofs and any subsequent
detailed specifications. This would be secured by way of a condition (condition 21).
18 Other Environmental Matters
Flood Risk and SuDs
18.1 Policy EN5 of the Lambeth Local Plan seeks to minimise the impact of flooding from all
sources. The site is located within Flood Zone 1, which is considered to have a low risk of
fluvial or tidal flooding. However, Policy EN6 of the Local Plan requires that sustainable
urban drainage systems (SuDs) are incorporated into development proposals to mitigate the
development’s impact on flood risk and to enhance water quality and habitat/amenity value.
18.2 The development is not considered to increase the flood risk elsewhere and reduces the
flood risk on the site. The drainage hierarchy in London Plan Policy 5.13 (Sustainable
Drainage) has been used to devise the sites drainage strategy. The development proposes
permeable paving, water butts on some of the downpipes and a geocellular attenuation tank
(33m2), with 40% allowance for climate change. It is recommended to secure details of this
requirement as a condition of consent (condition 22).
Air Quality
18.3 The whole Borough is within an Air Quality Management Area (AQMA) and the proposal
should be at least ‘air quality neutral’ and not lead to further deterioration of existing poor

quality. The proposed development is a major development located in the Lambeth-wide Air
Quality Management Area in close proximity to the Brixton Road air quality focus area.
18.4 In order to address this issue, the application was accompanied by an Air Quality
Assessment (AQA), (dated April 2018). The proposal would meet air quality neutrality
requirements for transport and building emissions benchmarks. However the proposed
development has potential to generate dust during demolition, earthworks, construction and
track out activities. Over 100 sensitive receptors are less than 100m from the site boundary.
To ensure that the quality of air is safeguarded during the construction phase, conditions are
recommended which require details of an air quality and dust management plan and details
of non-road mobile machinery (condition 9 and 10), having regard to the aims and objectives
of London Plan Policy 7.14 (Improving air quality).
18.5 Overall, Officers are satisfied that with the recommended mitigation measures in place, the
proposals would comply with both relevant national air quality legislation and national,
regional and local planning policy.
Land Contamination
18.6 Policy EN4 requires adequate remedial treatment of any contaminated land before the
commencement of development.
18.7 The site has an existing residential use and is part of a long-standing residential area with no
recent evidence of heavy industry or other such uses. A desk study report by RSA
Geotechnics Ltd was submitted with the application. Potential sources of contamination have
been identified such as asbestos and as such it is recommended that a Phase 2 intrusive
investigation is undertaken to enable a geo-environmental risk assessment to sensitive
receptors to be carried out. As such conditions 28, 29 and 30 are recommended to be
secured.
19 Employment and Training
19.1 Policy ED14 of the Lambeth Local Plan states that planning obligations should be used to
secure employment opportunities and apprenticeships during the construction phase of
major developments and during the operation of the end use, so that local residents are
given access to the right skills and training so that they can take advantage of opportunities
created by the development. The Council’s SPD on Employment and Skills (2018) sets out a
list of objectives that are required to be achieved through a section 106 agreement including
the requirement for major developments to seek to secure a minimum of 25% of all jobs
generated by the development (in this instance, during the construction phase of the
development) for local residents. The SPD envisages that the applicant will be asked to work
towards delivery of that target through the carrying out of an approved site specific
employment and skills plan (ESP), which would be designed to include the intended target
numbers and types of job opportunities.
19.2 The SPD expects an element of flexibility in how the applicant may agree to work towards
delivery of employment and skills’ obligations, for example as regards the target mix of jobs,
apprenticeships and/or bespoke employment training and support arrangements. The ESP
should set out how the development would secure a minimum of 25%of all jobs created by

the development in the construction phase development is for local residents. . The ESP
would apply to the construction phase of the development only and secured by way of a
section 106 agreement.
19.3 In addition to the ESP, the section 106 agreement would require a financial contribution
towards the cost of vocational training and employment support, which is calculated on the
basis of £6,500 for every 10 residential units provided. As such, the contribution for the
residential element of the proposal is calculated as being £20,150.
20 Planning Obligations and CIL
20.1 The LLP Policy D4 and Annex 10 sets out the Council’s policy in relation to seeking planning
obligations and the charging approaches for various types of obligation. For contributions
that are not covered by Annex 10, the Council’s approach to calculating contributions is
guided by the Development Viability SPD (adopted 2017) and the Employment and Skills
SPD (adopted 2018).
20.2 The planning obligations that are proposed are considered necessary to make the
development acceptable in planning terms, are directly related to the development and are
fairly and reasonably related in kind and in scale to the development. They are therefore
compliant with the requirements of Regulation 122 of the Community Infrastructure Levy
Regulations 2010.
20.3 The proposed obligations to be secured through the section 106 agreement are as follows:
Obligation:
Affordable housing – on-site provision
Transport

Employment and Skills

Playspace contribution

Details:
Securing 11 affordable rent units and 20
shared ownership units.
 Car parking permit-free designation for
residential uses
 Three years free car club membership
for residents from first occupation of the
proposed development
 Financial contribution of £30,000
towards three disabled parking bays
 Employment and Skills Plan which sets
out the commitment to secure that a
minimum of 25% of all jobs created by
the development during the
construction would be for local
residents. Employment and skills
financial contribution of £20,150 to be
used towards vocational training and
employment support
Securing an off-site play space contribution of
£18, 909 to be used for the creation of new
facilities or improvements to existing provision
within the local area.

Carbon Offset

Other

Securing a carbon offset contribution of
approximately £41,400 with the actual amount
to be determined following the completion of
the development.
Monitoring fee of 5% of the total financial
obligations

20.4 If the application is approved and the development is implemented, a liability to pay the
Lambeth and Mayoral Community Infrastructure Levy (CIL) will arise. This is subject to any
social housing relief, which may be applied.
20.5 As the proposal would qualify for social housing relief and on the basis of information
supplied with the planning application, the Lambeth CIL contribution is estimated to be £0.
20.6 When applicable, any 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.
20.7 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.
21 CONCLUSION
21.1 The application proposes to redevelop the application site to provide 31 residential units. The
proposed development would deliver 100% affordable scheme at a tenure split and unit mix
which is considered acceptable and in line with the council’s adopted policies.
21.2 The bulk, scale and massing of the proposed development is considered acceptable and the
height is broadly proportionate with the prevailing building heights in the vicinity of the
application site. The proposed development would not result in any harm to nearby heritage
assets.
21.3 The proposed development would provide acceptable standards of residential
accommodation, would not impact unacceptably on the neighbouring properties and the local
transport system. Furthermore, the proposed development would provide employment and
training benefits for local people during the construction phase of the proposed development.
21.4 Officers consider that the proposed development would be in compliance with the
development plan, being the London Plan and the Local Plan. Officers are therefore
recommending approval of the proposed development, subject to conditions and completion
of a Section 106 Agreement
22 EQUALITY DUTY AND HUMAN RIGHTS

22.1 In line with the Public Sector Equality Duty the council must have due regard to the need to
eliminate discrimination and advance equality of opportunity, as set out in section 149 of the
Equality Act 2010. In making this recommendation, regard has been given to the Public
Sector Equality Duty and the relevant protected characteristics (age, disability, gender
reassignment, pregnancy and maternity, race, religion or belief, sex, and sexual orientation).
22.2 In line with the Human Rights Act 1998, it is unlawful for a public authority to act in a way
which is incompatible with a Convention right, as per the European Convention on Human
Rights. The human rights impact have been considered, with particular reference to Article 1
of the First Protocol (Protection of property), Article 8 (Right to respect for private and family
life) and Article 14 (Prohibition of discrimination) of the Convention.
22.3 The Human Rights Act 1998 does not impair the right of the state to make decisions and
enforce laws as deemed necessary in the public interest. The recommendation is
considered appropriate in upholding the council's adopted and emerging policies and is not
outweighed by any engaged rights.
23 RECOMMENDATION
1. Resolve to grant conditional planning permission subject to the completion of an agreement
under Section 106 of the Town and Country Planning Act 1990 (as amended) containing
the planning obligations listed in this report and any direction as may be received following
further referral to the Mayor of London.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:
a. Finalise the recommended conditions as set out in this report, addendums and/or
PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report,
addendums and/or PAC minutes pursuant to Section 106 of the Town and Country
Planning Act 1990 (as amended).
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Assistant Director of Planning,
Transport and Development, having regard to the heads of terms set out in this report,
addendums and/or PAC minutes, to negotiate and complete a document containing
obligations pursuant to Section 106 of the Town and Country Planning Act 1990 (as
amended) in order to meet the requirement of the Planning Inspector.
4. In the event that the section 106 agreement is not completed within three months of
committee, delegated authority is given to the Assistant Director of Planning, Transport and
Development to refuse planning permission for failure to enter into a section 106 agreement
for the mitigating contributions identified in this report, addendums and/or the PAC minutes.

APPENDICES
Appendix 1: Draft Decision Notice
Your Ref:
Our Ref: 18/01713/FUL

Care of Agent
c/o Suzanne Kimman
30 Warwick Street
London
W1B 5NH

11th September 2019
DRAFT DECISION NOTICE
Dear Care of Agent
TOWN AND COUNTRY PLANNING ACT 1990.
PERMISSION FOR DEVELOPMENT
The London Borough of Lambeth hereby permits under the above mentioned Acts and associated
orders the development referred to in the schedule set out below subject to any conditions
imposed therein and in accordance with the plans submitted, save in so far as may otherwise be
required by the said conditions.
In accordance with the statutory provisions your attention is drawn to the statement of Applicant’s
Rights and General Information attached.
Application Number: 18/01713/FUL
Decision:

Date of Application: 20.04.2018

Date of

Proposed Development At: 1-7 Aytoun Road SW9 0TT,Aytoun Court SW9 0TU,Crowhurst
House,SW9 0UE,41-42 Norton House London SW9 0TT
For: Demolition of 1-7 Aytoun Road and Aytoun Court. Redevelopment of the site involving
erection of part 4, part 5 and part 6 storeys building to provide 31 residential units (100% affordable
housing) with shared amenity space at 5th floor, together with provision of 3 disabled car parking
spaces, refuse & cycle stores and landscaping. Removal of the walkway at Aytoun Place and
installation of an external lift to Crowhurst House, plus realignment of metal stair access to 41 and
42 Norton House.

Approved Plans
Affordable Housing Statement, Air Quality Assessment by wyg dated April 2018, Daylight and
Sunlight Report by RVM Partnership dated 19 April 2018, Energy Statement and Overheating
Report by CBG Consultants dated 06 April 2018,Land Contamination Desk Study Report by RSA
Geotechnics Ltd, Pre-development Arboricultural Survey by Middlemarch Environmental dated
April 2018, Arboricultural Impact Assessment by Middlemarch Environmental dated April2018,
PL/SK01 P1, Josta 2-tier High Capacity Racks Specification, 130/PL11/P1, 130/PL10/P1,
130/PL100/P1,130/PL101/P2, 130/PL102/P1, 130/PL103/P1, 130/PL104/P1,130/PL105/P1,
130/PL106/P1, 130/PL107/P1, 130/PL108/P1,130/PL12/P1, 130/PL13/P2, Design and Access
Statement by TM Architects dated April 2018, Planning Statement by JLL dated April 2018,
130/PL01/P1, Transport Statement by Waterman dated April 2018, Financial Viability Assessment
by DS2 LLP dated February 2019.
Conditions

1.

Time limit

The development to which this permission relates must be begun not later than the expiration of
three years beginning from the date of this decision notice.
Reason: To comply with the provisions of Section 91(1)(a) of the Town and Country Planning Act
1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).
2.

In accordance with the approved plans

The development hereby permitted shall be carried out in complete accordance with the approved
plans and drawings listed in this decision notice, other than where those details are altered
pursuant to the conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3.

Secured by Design measures

The development shall be constructed and operated thereafter to 'Secured by Design Standards'.
A certificate of accreditation to Secured by Design Standards shall be submitted to the local
planning authority for approval in writing prior to occupation of the development.
Reason: To ensure the safety and security of future occupiers and adjoining properties and prevent
crime and disorder occurring within and in the immediate vicinity of the site, in the interest of public
safety. (Policy Q3 of Lambeth Local Plan (2015)).
4.

Schedule and samples of materials

Prior to commencement of development beyond the superstructure, a schedule and samples of
materials to be used in the external elevations, shall be provided on site and approved in writing by
the local planning authority. The development shall not be carried out other than in accordance
with the approved materials unless otherwise agreed in writing by the local planning authority.
Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7
and Q8 of the Lambeth Local Plan (2015)).
5.

Detailed drawings

Prior to commencement of development beyond the superstructure and notwithstanding the details
shown on the drawings hereby approved, detailed drawings (at scale 1:10) including the following
items shall be submitted to and approved in writing by the Local Planning Authority. The
development shall not be carried out other than in accordance with the approved details unless
otherwise agreed in writing by the Local Planning Authority
i.
Details of the façade of the building including details of ground and first floor brickwork and
vertical stacked brickwork.
ii.
Details of main entrances including ceramic tiles
iii.
Details of balconies and terraces including balustrades and privacy screens
iv.
Details of roof and parapet
v.
Details of windows and doors including blind windows, service and storage doors
vi.
Details of signage
vii.
Details of lighting on building and external areas; location, fixture and colour/RAL
viii.
Details of rainwater pipes; location, profile and colour/RAL
Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7
and Q8 of the Lambeth Local Plan (2015)).
6.

Boundary treatments

Prior to commencement of above ground works, a scheme for the siting and design of all boundary
treatments shall be submitted to and approved in writing by the local planning authority. The
approved scheme shall be fully implemented before the use hereby permitted commences and
retained for the duration of the development.
Reason: In order to ensure high quality landscaping for the boundaries of the site in the interests of
visual amenity (policy Q15 of the London Borough of Lambeth Local Plan (2015)).
7.

Construction and environmental management plan

No demolition or development shall commence until full details of the proposed construction
methodology, in the form of a construction management plan, has been submitted to and approved
in writing by the Local Planning Authority. The construction management plan shall include details
regarding:
i.
The notification of neighbours with regard to specific works and a named contact point;
ii.
Advance notification of road closures;
iii.
Details regarding parking, deliveries, and storage;
iv.
Details of measures to prevent the deposit of mud and debris on the public highway;
v.
Details of coordination with surrounding developments and their construction timelines; and
vi.
Any other measures to mitigate the impact of demolition and construction upon the amenity
of the area and the function and safety of the highway network.
No demolition or development shall commence until provision has been made to accommodate all
site operatives', visitors' and construction vehicles loading, offloading, parking and turning within
the site or otherwise during the construction period in accordance with the approved details. The
demolition and development shall thereafter be carried out in accordance with the details and
measures approved in the Method of Demolition and Construction Statement.
Reason: Development must not commence before this condition is discharged to avoid hazard and
obstruction being caused to users of the public highway and to safeguard residential amenity from
the start of the construction process (Policies 7.14 of the London Plan (2016) and T6 and T8 of the
London Borough of Lambeth Local Plan (2015))

8.

Piling method statement

No piling shall take place until a piling method statement (detailing the depth and type of piling to
be undertaken and the methodology by which such piling will be carried out, including measures to
prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the
programme for the works) has been submitted to and approved in writing by the local planning
authority in consultation with Thames Water. Any piling must be undertaken in accordance with
the terms of the approved piling method statement.
Reason: The proposed works will be in close proximity to underground sewerage utility
infrastructure. Piling has the potential to impact on local underground sewerage utility
infrastructure.
9.

Air quality and dust management plan

No demolition or development shall commence until full details of the proposed mitigation
measures for impact on air quality and dust emissions, in the form of an Air Quality and Dust
Management Plan (AQDMP), have been submitted to and approved in writing by the local planning
authority. In preparing the AQMDP the applicant should follow the guidance on mitigation
measures for Medium Risk sites set out in Appendix 7 of the Control of Dust and Emissions during
Construction and Demolition SPG 2014. Both 'highly recommended' and 'desirable' measures
should be included. The AQDMP can form part of the Construction Environmental Management
Plan (CEMP).The AQDMP shall include the following for each relevant phase of work (demolition,
earthworks, construction and trackout):
i.
A summary of work to be carried out;
ii.
Proposed haul routes, location of site equipment including supply of water for damping
down, source of water, drainage and enclosed areas to prevent contaminated water leaving the
site;
iii.
Inventory and timetable of all dust and NOx air pollutant generating activities;
iv.
List of all dust and emission control methods to be employed and how they relate to the Air
Quality (Dust) Risk Assessment;
v.
Details of any fuel stored on-site;
vi.
Details of a trained and responsible person on-site for air quality (with knowledge of
pollution monitoring and control methods, and vehicle emissions);
vii.
Summary of monitoring protocols and agreed procedure of notification to the local authority;
and
viii.
A log book for action taken in response to incidents or dust-causing episodes and the
mitigation measure taken to remedy any harm caused, and measures employed to prevent a
similar incident reoccurring.
Automatic continuous PM10 monitoring should be carried out on site. Baseline monitoring should
commence at least 3 months before the commencement of works and continue throughout all
construction phases. Details of the equipment to be used, its positioning, trigger levels, additional
mitigation to be employed during high pollution episodes and a proposed alert system should be
submitted to the Council for approval.
No demolition or development shall commence until all necessary pre-commencement measures
described in the AQDMP have been put in place and set out on site. The demolition and
development shall thereafter be carried out and monitored in accordance with the details and
measures approved in the AQDMP.
Reason: To manage and mitigate the impact of the development on the air quality and dust
emissions in the area and London as a whole, and to avoid irreversible and unacceptable damage
to the environment (London Plan policies 5.3 and 7.14, and the London Plan SPGs for Sustainable
Design and Construction and Control of Dust and Emissions during Construction and Demolition).

10.

Non-road mobile machinery (NRMM)

No non-road mobile machinery (NRMM) shall be used on the site unless it is compliant with the
NRMM Low Emission Zone requirements (or any superseding requirements) and until it has been
registered for use on the site on the NRMM register (or any superseding register).
Reason: To ensure that air quality is not adversely affected by the development in line with London
Plan policy 7.14 and the Mayor's SPG: The Control of Dust and Emissions During Construction
and Demolition.
11.

Accessible units

Units B.G.01, B.G.02 and B.G.03, as shown on approved drawing PL101 Rev P2 shall be
constructed to comply with Part M4 (3) of the Building Regulations. Any communal areas and
accesses serving the M4 (3) compliant Wheelchair User Dwelling(s) shall also comply with Part M4
(3). All other residential units, communal areas and accesses hereby permitted shall be
constructed to comply with Part M4 (2) of the Building Regulations. The units shall be retained as
such, unless otherwise approved, in writing, by the local planning authority.
Reason: To secure appropriate access for disabled people, older people and others with mobility
constraints (Policies 3.8 of the London Plan (2016) and Q1 of the London Borough of Lambeth
Local Plan (2015) and the guidance in the London Plan Housing SPG (2016)).
12.

Refuse and recycling

The refuse storage and recycling facilities shall be provided, in accordance with the approved
details as shown on drawing PL101 Rev P2, prior to the first occupation of the development hereby
permitted and shall thereafter be retained as such for the duration of the permitted use, unless the
prior written approval of the local planning authority is obtained to any variation.
Reason: To ensure that adequate provision is made for the storage of refuse and the provision of
recycling facilities on the site, in the interests of the amenities of the area. (Policies Q2 and Q12 of
the London Borough of Lambeth Local Plan (2015)).
13.

Cycle parking

Prior to first occupation of the development hereby permitted, the final details of the proposed cycle
parking and automatic door opening system shall be submitted to and approved in writing by the
local planning authority. The cycle parking and automatic door opening system shall thereafter be
implemented in accordance with the approved details before the first occupation of any part of the
development hereby permitted. The approved cycle parking shall thereafter be retained solely for
its designated use.
Reason: To ensure the external appearance of the buildings are satisfactory and adequate cycle
parking is available on site and to promote sustainable modes of transport (Policies Q2, Q5, Q8,
Q6, Q7, Q13, Q20, Q22, T1, T3 of the Lambeth Local Plan 2015 and policy 6.9 of the London Plan
(2016)).
14.

Hard and soft landscaping

Notwithstanding the details shown on the drawings hereby approved, above ground works shall not
commence until a specification of all proposed hard and soft landscaping and tree planting to all
external areas (public, private and communal) has been submitted to and approved in writing by
the Local Planning Authority. The specification shall include details of the quantity, size, species,

position and the proposed time of planting of all trees and shrubs to be planted, together with an
indication of how they integrate with the proposal in the long term with regard to their mature size
and anticipated routine maintenance and protection. In addition all shrubs and hedges to be
planted that are intended to achieve a significant size and presence in the landscape shall be
similarly specified. All tree, shrub and hedge planting included within the above specification shall
accord with BS3936:1992, BS4043:1989, BS4428:1989, BS8545:2014 and current Arboricultural
best practice.
Reason: In order to introduce high quality soft landscaping in and around the site in the interests of
the ecological value of the site and to ensure a satisfactory landscaping of the site in the interests
of the character and appearance of the conservation area, in particular and the visual amenity in
general (Policies EN1, Q2, Q9 and Q22 of the Lambeth Local Plan (2015)).
15.

Landscaping

All planting, seeding or turfing comprised in the approved details of landscaping shall be carried
out in the first planting and seeding season following the occupation of the development hereby
permitted or the substantial completion of the development, whichever is the sooner. Any trees,
hedgerows or shrubs forming part of the approved landscaping scheme which within a period of
five years from the occupation or substantial completion of the development die, are removed or
become seriously damaged or diseased shall be replaced in the next planting season with others
of similar size and species, unless the Local Planning Authority gives written consent to any
variation.
Reason: In order to introduce high quality soft landscaping in and around the site in the interests of
the ecological value of the site and to ensure a satisfactory landscaping of the site in the interests
of the character and appearance of the conservation area, in particular and the visual amenity of
the area, in general (Policies EN1, Q2, Q9 and Q22 of the Lambeth Local Plan (2015).
16.

Energy centre

Prior to the commencement of development above ground level, full details of the connection
technology to the Norton House Energy Centre, including the capacity of the existing plant shall be
submitted to the Council for approval. The approved connection method shall thereafter maintained
in accordance with the approved details, unless otherwise agreed in writing by the local planning
authority.
Reason: To ensure that air quality is not adversely affected by the development in line with London
Plan policy 7.14, the Mayor's SPG: Sustainable Design and Construction and Lambeth Local Plan
(2015) Policy EN3.
17.

Internal water calculations

Within three months of work starting on site evidence (internal water calculations) must be
submitted to the Local Planning Authority and approved in writing that the internal water
consumption of the development will not exceed 105 L/person/day in line with The Water Efficiency
Calculator for new dwellings from the Department of Communities and Local Government.
Prior to first occupation of the building(s) evidence (schedule of fittings and manufacturer's
literature) should be submitted to the Local Planning Authority and approved in writing to show that
the development has been constructed in accordance with the approved internal water use
calculations.
Reason: to reduce the consumption of potable water in the home from all sources, including
borehole well water, through the use of water efficient fittings, appliances and water recycling
systems in accordance with London Plan Policy 5.15

18.

As Built SAP calculations

Prior to first occupation of the development As Built SAP calculations with a Block Compliance
worksheet as an output of the National Calculation Method should be submitted to and approved in
writing by the Local Planning Authority demonstrating that the dwellings have achieved a 35%
reduction in carbon emissions over that required by Part L of the Building Regulations 2013.'
Reason: To ensure that the development makes the fullest contribution to minimising carbon
dioxide emissions in accordance with London Plan Policy 5.2 and Lambeth Local Plan September
2015 Policy EN3.
19.

PV panels

Prior to the commencement of development above ground level, a scheme showing the siting,
size, number and design of the photovoltaic array including cross sections of the roof of each
building showing the panels in-situ shall be submitted to and approved in writing by the Local
Planning Authority. The equipment shall be sited so as to minimise its visual impact upon the
external appearance of the buildings. The development shall thereafter be completed in strict
accordance with the approved details and permanently retained as such for the duration of use,
unless otherwise agreed in writing by the local planning authority.
Reason: To safeguard the appearance of the completed development and to ensure that the
development has an acceptable level of sustainability (Policies Q2, Q7, Q8 and EN4 of the London
Borough of Lambeth Local Plan (2015)).
20.

Sustainability statement

Prior to the commencement of above ground works, a Sustainability Statement must be submitted
to the Local Planning Authority which shows how the development responds to guidance contained
within the Mayor's Sustainable Design and Construction SPG across its lifecycle, including:
i.
How materials that have a low embodied energy, can be sustainability sourced, are durable
and
ii.
non-toxic will be prioritized. Reference should be made to the BRE Green Guide to
Specification
iii.
how the use of existing resources will be maximized and waste generated from demolition
and construction minimized in line with the waste hierarchy. Targeted rates of recycling should be
specified.
Reason: To ensure that the development meets the highest sustainable design standards in
accordance with London Plan Policy 5.2 and Lambeth Local Plan (2015) Policy EN4.
21.

Green roof

Prior to the commencement of development above ground level, details shall be provided to the
Local Planning Authority for written approval with regard to the feasibility of the installation of green
roofs as part of the development.
If a green roof(s) is deemed to be feasible, prior to its installation, a detailed specification of the
green roof shall be submitted to and approved in writing by the Local Planning Authority. The
specification shall include details of the quantity, size, species, position and the proposed time of
planting of all elements of the green roof, together with details of their anticipated routine
maintenance and protection. The green roofs shall only be installed and thereafter maintained in
accordance with the approved details.

Reason: The details are required ahead of work commencing above ground level to ensure that
construction is undertaken in a way which does not preclude incorporation of energy efficiency
measures. The condition is necessary to ensure that the achievement of the objectives of
sustainable development and to safeguard the visual amenities of the area (Policies 5.3 and 5.11
of the London Plan (2016) and Q2 and Q9 of the London Borough of Lambeth Local Plan (2015)).
22.

Sustainable urban drainge system (SuDS)

Prior to the commencement of development above ground level, final details of the Sustainable
Urban Drainage System (SuDS) shall be submitted to and approved in writing by the Local
Planning Authority. The details submitted shall include information on the siting, capacity and
operation of the SuDS and any associated pipe work. The development shall thereafter be carried
out in and maintained in perpetuity in accordance with the approved details.
Reason: To ensure the development is provided with a satisfactory means of drainage and in the
interests of securing a more sustainable development and to reduce the impact of flooding both to
and from the development (Policies 5.12 and 5.13 of the London Plan (2016) and Policies EN5 and
EN6 of the London Borough of Lambeth Local Plan (2015)).
23.

No plumbing or pipes

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any order revoking or re-enacting that Order), and unless
specified on the approved drawings, or to be approved as part of a subsequent condition attached
to this permission, no plumbing or pipes including rainwater pipes, building, structure, plant or other
apparatus shall be erected, placed or fixed to any part of the roof or the external faces of the
buildings unless otherwise agreed in writing by the Local Planning Authority.
Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7
and Q8 of the Lambeth Local Plan (2015)).
24.

Internal and external plant equipment and trunking

Prior to commencement of the relevant part of the development, full details (including elevation
drawings) of any internal and external plant equipment and trunking, including building services
plant, ventilation and filtration equipment, shall be submitted to and approved in writing by the
Local Planning Authority. All flues, ducting and other equipment shall be installed in accordance
with the approved details prior to the use commencing on site and shall thereafter be maintained in
accordance with the manufacturer's instructions.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future residential occupiers of the development in particular or of the area generally and to ensure
that the external appearance of the building is satisfactory (Policies Q2, Q7 and Q8 of the Lambeth
Local Plan (2015)).
25.

Environmental noise

The operation of any building services plant as approved by condition 24, shall not commence until
an assessment of the acoustic impact arising from the operation of all internally and externally
located plant has been submitted to and approved in writing by the local planning authority. The
assessment of the acoustic impact shall be undertaken in accordance with BS 4142: 2014 (or
subsequent superseding equivalent) and current best practice, and shall include a scheme of
attenuation measures to ensure the rating level of noise emitted from the proposed building
services plant is less than background. The operation of any building services plant, shall not
commence until a post-installation noise assessment has been carried out to confirm compliance
with the noise criteria. The scheme shall be implemented in accordance with the approved details

and attenuation measures, and the plant shall be permanently retained and maintained in working
order for the duration of the use and their operation.
Reason: To protect the amenities of future and existing adjoining occupiers (Policy Q2 of the
London Borough of Lambeth Local Plan (2015).
26.

Side windows to be obscured glazed

Prior to occupation of the development hereby permitted, the side windows of units B.104, B.204
and B.3.04 shall be fitted with obscure glass and be non-opening up to 1.7 metres, and shall be
retained as such for the duration of the development.
Reason: To safeguard the privacy of residential occupiers (Policy Q2 Lambeth Local Plan (2015)).
27.

No balcony or terrace to be formed

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking or re-enacting that Order), no parts of
the roof of the buildings hereby approved shall be used as a balcony or terrace nor shall any
access be formed thereto (other than the areas designed as roof terraces and balconies as shown
on the approved drawings or for maintenance purposes) without the prior written consent of the
local planning authority.
Reason: To safeguard the privacy of residential occupiers (Policy Q2 Lambeth Local Plan (2015)).
28.

Contamination

Unless otherwise agreed in writing by the local planning authority no development shall commence
until the following components of a scheme to deal with the risks associated with contamination of
the site have been submitted to and approved in writing by the local planning authority:
i.
A site investigation scheme, based on previous findings to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off-site;
ii.
The site investigation results and the detailed risk assessment resulting from i);
iii.
An options appraisal and remediation strategy giving full details of the remediation
measures required and how they are to be undertaken;
A verification plan providing details of the data that will be collected in order to demonstrate that
the works set out in iii) are complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.
The development shall thereafter be implemented in accordance with the details and measures
approved.
Reason: Development must not commence before this condition is discharged to safeguard future
users or occupiers of this site and the wider environment from irreversible risks associated with the
contaminants which are present by ensuring that the contaminated land is properly treated and
made safe before development. Depending on the outcome of any ground investigation and
subsequent risk assessment, it may be necessary for remediation to be carried out. If this is the
case, it will be necessary to demonstrate that any work has been carried out effectively and the
environmental risks have been satisfactorily managed (Policies 5.21 of the London Plan 2016 and
EN4 of the London Borough of Lambeth Local Plan 2015).

29.

Contamination – Verirfication report

Prior to occupation of any part of the development, a verification report demonstrating completion
of the works set out in the approved remediation strategy and the effectiveness of the remediation
shall be submitted to and approved in writing by the local planning authority. The report shall
include results of sampling and monitoring carried out in accordance with the approved verification
plan to demonstrate that the site remediation criteria have been met. It shall also include any plan
(a "long-term monitoring and maintenance plan") for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action, as identified in the verification plan, and for
the reporting of this to the local planning authority.
Reason: Development must not commence before this condition is discharged to safeguard future
users or occupiers of this site and the wider environment from irreversible risks associated with the
contaminants which are present by ensuring that the contaminated land is properly treated and
made safe before development. Depending on the outcome of any ground investigation and
subsequent risk assessment, it may be necessary for remediation to be carried out. If this is the
case, it will be necessary to demonstrate that any work has been carried out effectively and the
environmental risks have been satisfactorily managed (Policies 5.21 of the London Plan 2016 and
EN4 of the London Borough of Lambeth Local Plan 2015).
30.

Contamination – Remediation strategy

If, during development, contamination not previously identified is found to be present at the site
then no further development shall be carried out until the developer has submitted, and obtained
written approval from the Local Planning Authority for, an amendment to the remediation strategy
detailing how this unsuspected contamination will be dealt with.
Reason: Development must not commence before this condition is discharged to safeguard future
users or occupiers of this site and the wider environment from irreversible risks associated with the
contaminants which are present by ensuring that the contaminated land is properly treated and
made safe before development. Depending on the outcome of any ground investigation and
subsequent risk assessment, it may be necessary for remediation to be carried out. If this is the
case, it will be necessary to demonstrate that any work has been carried out effectively and the
environmental risks have been satisfactorily managed (Policies 5.21 of the London Plan 2016 and
EN4 of the London Borough of Lambeth Local Plan 2015).
Notes to Applicants:
In dealing with this application the Council has implemented the requirement in the National
Planning Policy Framework (2019) to work with the applicant in a positive and proactive manner.
The council has made available on its website the policies and guidance provided by Lambeth
Local Plan (2015) and its supplementary planning documents. We also offer a full pre-application
advice service in order to ensure that the applicant has every opportunity to submit an application
that’s likely to be considered acceptable.

1.
This decision letter does not convey an approval or consent which may be required under
any enactment, by-law, order or regulation, other than Section 57 of the Town and Country
Planning Act 1990.
2.
Your attention is drawn to the provisions of the Building Regulations, and related legislation
which must be complied with to the satisfaction of the Council's Building Control Officer.

3.
You are advised to consult the Council's Environmental Health Division concerning
compliance with any requirements under the Housing, Food, Safety and Public Health and
Environmental Protection Acts and any by-laws or regulations made thereunder.
4.
You are advised of the necessity to consult the Council's Streetcare team within the Public
Protection Division with regard to the provision of refuse storage and collection facilities.
5.
Your attention is drawn to the provisions of The Party Wall Act 1996 in relation to the rights
of adjoining owners regarding party walls etc. These rights are a matter for civil enforcement and
you may wish to consult a surveyor or architect.
6.

Street Naming & Numbering:

As soon as building work starts on the approved development, you must contact the Street Naming
and Numbering Officer if you need to do any of the following:
- name a new street
- name a new or existing building
- apply new street numbers to a new or existing building
- apply new numbers to internal flats or units
This will ensure that any changes are agreed with Lambeth Council before use, in accordance with
the London Buildings Acts (Amendment) Act 1939 and the Local Government Act 1985. Contact
details for the Street Naming and Numbering Officer are listed below:
Thomas Crouch-Baker
Street Naming and Numbering Officer, London Borough of Lambeth, Olive Morris House, 18
Brixton Hill, London SW2 1RL
email: tcrouch-baker@lambeth.gov.uk
telephone: 020 7926 2283
7.
You are advised of the necessity to consult the Council's Highways team prior to the
commencement of construction on 020 7926 9000 in order to obtain necessary approvals and
licences prior to undertaking any works within the Public Highway including Scaffolding,
Temporary/Permanent Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer
Connections, Hoarding, Excavations (including adjacent to the highway such as basements, etc),
Temporary Full/Part Road Closures, Craneage Licences etc.
8.
For information on the NRMM Low Emission Zone requirements and to register NRMM,
please visit "http://nrmm.london/".
9.
The Refuse & Recycling Storage Design Guide (2013) can be viewed on the planning
policy pages of the council's website.
10.

Thames Water have requested the following informatives:

No piling shall take place until a piling method statement (detailing the depth and type of piling to
be undertaken and the methodology by which such piling will be carried out, including measures to
prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the
programme for the works) has been submitted to and approved in writing by the local planning
authority in consultation with Thames Water. Any piling must be undertaken in accordance with the
terms of the approved piling method statement. Reason: The proposed works will be in close

proximity to underground sewerage utility infrastructure. Piling has the potential to impact on local
underground sewerage utility infrastructure. Please read our guide 'working near our assets' to
ensure your workings will be in line with the necessary processes you need to follow if you're
considering working above or near our pipes or other
structures.https://developers.thameswater.co.uk/Developing-a-large-site/Planning-yourdevelopment/Working-near-or-diverting-our-pipes. Should you require further information please
contact Thames Water. Email: developer.services@thameswater.co.uk Phone: 0800 009 3921
(Monday to Friday, 8am to 5pm) Write to: Thames Water Developer Services, Clearwater Court,
Vastern Road, Reading, Berkshire RG1 8DB
With regard to surface water drainage, Thames Water would advise that if the developer follows
the sequential approach to the disposal of surface water we would have no objection. Where the
developer proposes to discharge to a public sewer, prior approval from Thames Water Developer
Services will be required. Should you require further information please refer to our website.
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-forservices/Wastewater-services
'We would expect the developer to demonstrate what measures he will undertake to minimise
groundwater discharges into the public sewer. Groundwater discharges typically result from
construction site dewatering, deep excavations, basement infiltration, borehole installation, testing
and site remediation. Any discharge made without a permit is deemed illegal and may result in
prosecution under the provisions of the Water Industry Act 1991. Should the Local Planning
Authority be minded to approve the planning application, Thames Water would like the following
informative attached to the planning permission:"A Groundwater Risk Management Permit from
Thames Water will be required for discharging groundwater into a public sewer. Any discharge
made without a permit is deemed illegal and may result in prosecution under the provisions of the
Water Industry Act 1991. We would expect the developer to demonstrate what measures he will
undertake to minimise groundwater discharges into the public sewer. Permit enquiries should be
directed to Thames Water's Risk Management Team by telephoning 02035779483 or by emailing
wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via
www.thameswater.co.uk/wastewaterquality."
Thames Water would advise that with regard to waste water network and waste water process
infrastructure capacity, we would not have any objection to the above planning application, based
on the information provided
On the basis of information provided, Thames Water would advise that with regard to water
network and water treatment infrastructure capacity, we would not have any objection to the above
planning application. Thames Water recommends the following informative be attached to this
planning permission. Thames Water will aim to provide customers with a minimum pressure of
10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames
Waters pipes. The developer should take account of this minimum pressure in the design of the
proposed development.
11.
The latest Sustainable Design and Construction SPG can be found on the GLA's website
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/supplementaryplanning-guidance. The Combined Heat and Power System information request from can be found
in the Downloads section of Lambeth Air Quality Guide www.lambeth.gov.uk/AirQuality

Yours sincerely
Rob Bristow
Assistant Director Planning, Transport & Development
Growth, Planning and Employment Directorate

Date printed: 11th September 2019

INFORMATION FOR APPLICANTS GRANTED PLANNING PERMISSION SUBJECT TO
CONDITIONS, OR WHERE PERMISSION HAS BEEN REFUSED.
General Information
This permission is subject to due compliance with any local Acts, regulations, building by-laws and
general statutory provisions in force in the area and nothing herein shall be regarded as dispensing
with such compliance or be deemed to be a consent by the Council thereunder.
Your attention is drawn to the provisions of the Building Regulations 1985 and related legislation
which must be complied with to the satisfaction of the Council’s Building Control Officer, PO Box
734, Winchester SO23 5DG.
The Council’s permission does not modify or affect any personal or restrictive covenants,
easements, etc., applying to or affecting the land or the rights of any person entitled to the benefits
thereof.
STATEMENT OF APPLICANT’S RIGHTS ARISING FROM THE REFUSAL OF PLANNING
PERMISSION OR FROM THE GRANT OF PERMISSION SUBJECT TO CONDITIONS.
Appeals to the Secretary of State
If the applicant is aggrieved by the decision of the local planning authority to refuse permission or
approval for the proposed development or to grant permission or approval subject to conditions, he
may appeal to the Secretary of State in accordance with Section 78 of the Town and Country
Planning Act 1990 within six months from the date of this notice. Appeals must be made on a form
which is obtainable from The Planning Inspectorate, Room 3/13 Temple Quay House, 2 The
Square, Temple Quay, Bristol BS1 6PN. Alternatively an Appeal form can be downloaded from
their website at www.gov.uk/government/organisations/planning-inspectorate. The Secretary of
State has power to allow longer period for the giving of a notice of appeal but he will not normally
be prepared to exercise this power unless there are special circumstances which excuse the delay
in giving notice of appeal. The Secretary of State is not required to entertain an appeal if it appears
to him that permission for the proposed development could not have been granted by the local
planning authority, or could not have been so granted otherwise than subject to the conditions
imposed by them, having regard to the statutory requirements, to the provisions of the
development order, and to any directions given under the order.
Purchase Notice
If permission to develop land is refused or granted subject to conditions, whether by the local
planning authority or by the Secretary of State for the Environment, and the owner of the land
claims that the land has become incapable of reasonably beneficial use in its existing state and
cannot be rendered capable of reasonable beneficial use by the carrying out of any development
which has been or would be permitted, he may serve on the London Borough of Lambeth a
purchase notice requiring that Council to purchase his interest in the land in accordance with the
provisions of Section 137 of the Town and Country Planning Act 1990.
Compensation
In certain circumstances, a claim may be made against the local planning authority for
compensation, where permission is refused or granted subject to conditions by the Secretary of
State for the Environment on appeal or on a reference of the application to him. The circumstances
in which such compensation is payable are set out in Section 120 and related provision of the
Town and Country Planning Act 1990.

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



























Lambeth Building Control
Design Out Crime Officer
Lambeth Highways
Lambeth Transport
Lambeth Housing
Lambeth Conservation and Design
Lambeth Planning Policy
Lambeth Air Quality
Lambeth Sustainability
Lambeth Waste Contractor
Lambeth Arboricultural Officer
Lambeth Landscape Architects
Lambeth Housing
Lambeth Regeneration Team
Lambeth Parks and Open Spaces
Brixton Town Centre Manager
Ward Councillors
Transport for London (TfL)
Thames Water
Acre Lane Residents
Brixton Business Forum
Brixton Society
Clapham Society
Brixton Business Improvement District
Clapham Business Improvement District
Robsart Estate Tenants Association

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to
SPGs, SPD and other relevant guidance
London Plan (2016) policies:
 3.3 Increasing housing supply
 3.4 Optimising housing potential
 3.5 Quality and design of housing developments
 3.6 Children and young people’s play and informal recreation facilities
 3.8 Housing choice
 3.12 Negotiating affordable housing on individual private and mixed use schemes
 5.2 Minimising carbon dioxide emissions
 5.3 Sustainable design and construction
 5.7 Renewable energy
 5.9 Overheating and cooling
 5.10 Urban greening
 5.11 Green roofs and development site environs
 5.13 Sustainable drainage
 5.15 Water use and supplies
 5.18 Construction, excavation and demolition waste
 5.21 Contaminated land
 6.3 Assessing effects of development on transport capacity
 6.9 Cycling
 6.10 Walking
 6.13 Parking
 7.3 Designing out crime
 7.4 Local character
 7.6 Architecture
 7.8 Heritage assets and archaeology
 7.14 Improving air quality
 7.15 Reducing and managing noise, improving and enhancing the acoustic environment
and promoting appropriate soundscapes
 8.2 Planning obligations
 8.3 Community infrastructure levy
London Plan Supplementary Planning Guidance (SPG)






Housing (March 2016)
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)

Other guidance



BRE ‘Layout planning for daylight and sunlight: A guide to good practice’
DCLG ‘Technical housing standards – nationally described space standard’ (March 2015)

Lambeth Local Plan (2015) policies:

































D4 Planning obligations
H1 Maximising housing growth
H2 Delivering affordable housing
H3 Safeguarding Existing Housing
H4 Housing mix in new developments
H5 Housing standards
ED14 Employment and training
T1 Sustainable travel
T2 Walking
T3 Cycling
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
Q1 Inclusive environments
Q2 Amenity
Q3 Community safety
Q5 Local distinctiveness
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
Q15 Boundary treatments
Q22 Conservation areas
Q25 Views

Lambeth Supplementary Planning Documents (SPDs) and guidance








Development Viability SPD (2017)
Building Alterations and Extensions SPD (2015)
Employment and Skills (2018)
Parking Survey Guidance Notes
Refuse & Recycling Storage Design Guide (2013)
Waste Storage and Collection Requirements - Technical Specification (2013)
Air Quality Planning Guidance Notes

Appendix 4: Other relevant Plans and Photos

Figure 12: Proposed Ground Floor Plan

Figure 13: Proposed First and Second Floor Plan

Figure 14: Proposed Third and Fourth Floor Plan

Figure 15: Proposed Fifth Floor Plan and Roof Plan

Figure 16: Proposed Elevations and Sections – West and South Elevations

Figure 17: Proposed Elevations and Sections – East and North Elevations

Figure 18: Proposed Detailed Elevations

Figure 19: Crowhurst House External Lift and Norton House Access Steps

