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Elizabeth House
39 York Road
London
SE1 7NQ
Application Number: 19/01477/EIAFUL
Ward: Bishops
Proposal:

Case Officer: Jeffrey Holt
Date Received: 18 April 2019

Demolition of the existing building and all structures on the site, including the footbridge from
Waterloo Station concourse and across York Road; the construction of a new building ranging
between 12 and 31 storeys (plus basements), to provide 146,170sqm office (B1) and 8,900sqm
flexible floorspace (B1, A1, A2, A3, A4, A5, D2); creation of new pedestrian routes and public realm
including a new footbridge connecting the building to Waterloo Station, hard and soft landscaping;
works to Cab Road, Mepham Street, York Road and Leake Street; basement parking and
servicing, building plant and other associated infrastructure and works.

Applicant:
SIXTYFIVE House S.a.r.l.
HB Reavis

Agent:
Joseph Daniels
DP9 Ltd
100 Pall Mall
LONDON
SW1Y 5NQ

RECOMMENDATION
1. Resolve to grant conditional planning permission subject to the completion of an
agreement under Section 106 of the Town and Country Planning Act 1990 (as
amended) 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 six months of
committee, delegated authority is given to the Assistant Director of Planning,
Transport and Development to refuse planning permission for failure to enter into a

section 106 agreement for the mitigating obligations identified in this report,
addendums and/or the PAC minutes.

SITE DESIGNATIONS
Relevant site designations:

Site 5 – Elizabeth House, York Road SE1
Central Activities Zone
Waterloo Opportunity Area
Waterloo SPD area
Southbank Conservation Area (opposite side of York Road)
Archaeological Priority Area
Southbank And Waterloo Neighbours Forum (SOWN) Neighbourhood Planning Area
Area of open space deficiency for District Parks and Regional Parks
Flood Zone 3
Thames Policy Area
Tunnel Safeguarding Line
Brixton Panoramic Local View
Norwood Park Panoramic Local View
Transport for London Road Network

LAND USE DETAILS
Site area (ha):

2.15

NON-RESIDENTIAL DETAILS

Existing
Proposed

Use Class

Use Description

B1a
A1
B1a
B1/A1/A2/A3/A4/A5/D2

Office
Retail
Office
Flexible use

RESIDENTIAL DETAILS

Floorspace (m2)
(Gross Internal Area)
42,683
1,950
146,170
8,900

Residential
Type

No. of bedrooms per unit

Studio

1

2

3

4
N/A

Existing

Affordable
Private/Market
Total

Proposed
On-Site

Affordable
Rented
Social Rented
Intermediate
Private/Market
Total

N/A

Proposed
Off-Site

Affordable
Rented
Social Rented
Intermediate
Private/Market
Total

N/A

Total
Habitable
Rooms
Total

Amount (£)
Payment in Lieu of
Affordable Housing
Review Mechanism

N/A
Details/Trigger
N/A

ACCESSIBILITY

M4(2) Units
M4(3) Units

Number of C3
Units
N/A

NON-CONVENTIONAL RESIDENTIAL & VISITOR ACCOMMODATION

Existing

Proposed

Existing
Proposed

Bedrooms/Units

Floorspace (m2)
N/A

Bedrooms

Floorspace (m2)
N/A

Hotel Bedrooms
Serviced
Apartments/Apart-hotel
units
Hotel Bedrooms
Serviced
Apartments/Apart-hotel
units
Student Accommodation
Student Accommodation

Existing
Proposed

Existing
Proposed

Bedrooms

Floorspace (m2)
N/A

Bedrooms

Floorspace (m2)
N/A

C2
C2

SG Hostel
SG Hostel

PARKING DETAILS

Existing
Proposed

Car Parking Spaces
(General)

Car Parking Spaces
(Disabled)

% of
EVCP

Cycle
Spaces

Motorcycle
Spaces

Commercial
150
150

Commercial
0
8

100%

0
2,569

0
0

LEGAL SERVICES CLEARANCE
AUDIT TRAIL
Consultation
Name/Position
Edward Lewis
Lawyer

Lambeth
department
Legal Services

Date Sent
05.10.19

Date
Received
05.10.19

Report
Cleared
02.10.19

Comments in
para:
N/A

EXECUTIVE SUMMARY
i.

SIXTYFIVE S.a.r.l. HB Reavis submitted a planning application in April 2019 for the redevelopment
of Elizabeth House, York Road SE1 7NQ. The application is for the demolition of the existing
building and all structures on the site, including the footbridge from Waterloo Station concourse and
across York Road; the construction of a new building ranging between 12 and 31 storeys (plus
basements), to provide 146,170sqm office (B1) and 8,900sqm flexible floorspace (B1, A1, A2, A3,
A4, A5, D2). The proposal also includes the creation of new pedestrian routes and public realm
including a new footbridge connecting the building to Waterloo Station, hard and soft landscaping;
works to Cab Road, Mepham Street, York Road and Leake Street; basement parking and
servicing, building plant and other associated infrastructure and works.

ii.

Elizabeth House is an eight to 16-storey high 1960s office block on the east side of York Road
adjacent to Waterloo Station. Vehicle access to site is via Cab Road, immediately to the north and
via Leake Street to the south. The red line boundary for the application extends beyond Elizabeth
house to include the highway on each side. There is an extant planning permission for a large
office, retail and residential development on this site. This has now been implemented.

iii.

The surrounding area is characteristic of central London with the predominant land uses being
office and other commercial uses plus some residential. Construction is underway at the former
Waterloo International Terminal to convert it into a retail and leisure use and the redevelopment of
the Shell Centre (now known as Southbank Place) to provide office, residential and retail is nearing
completion.

iv.

The Lambeth Local Plan 2015 allocates this site for comprehensive redevelopment to provide
office, town centre and residential uses as well as new public realm. It has excellent access to
public transport and is in the Central Activities Zone and Waterloo Opportunity Area. The site is
also within the emerging South Bank & Waterloo Neighbours Forum Neighbourhood Planning
Area. There are no listed buildings on the site but there are a number of listed buildings nearby.
Elizabeth House does not fall within a conservation area but Southbank Conservation Area is on
the opposite side of York Road.

v.

The application proposes a building occupying the entire site and rising in height from 12 storeys at
its southern end to 31 storeys at its northern end. The ground and first floors would be double
height spaces for flexible commercial use (A1, A2, A3, A4, A5 or D2) and the upper floors would be
B1 office use. The development would reshape the public realm by providing a new square in front
of Victory Arch at the northern end; a covered square along York Road; a new pedestrian route
parallel to Waterloo Station; and a promenade connecting the building to the station concourse.

vi.

The proposed land uses are supported by planning policy. The office space would include a
managed workspace that would provide flexible and fixed desk/office space for micro, small and
medium enterprises. £33.27m worth of subsidised memberships to this workspace would be
provided to Lambeth start-ups, businesses and not-for-profit organisations over 15 years. The
development would make an important contribution to the supply of office space in the borough and
the strategic aims of the Opportunity Area.

vii.

The design is of high quality and would greatly improve the public realm. The development has
been fully assessed in accordance with the NPPF guidance on heritage matters and would cause
‘less than substantial’ harm to the Westminster World Heritage Site, Grade 1 Palace of
Westminster and Westminster Abbey and Parliament Square Conservation Area due to its size and
presence in key views, however the impact would be no worse than that caused by the earlier
consented scheme. The ‘less than substantial harm’ would be outweighed by the public benefits of
the scheme. These are:









146,170 GIA of high quality office floorspace;
£33.27m of subsidy towards discounted workspace memberships;
8,900sqm of high quality retail, commercial and leisure space;
Estimated 11,095 new jobs (9,715 fulltime equivalent);
Employment and skills programme and contribution of £3.67m;
Transformative improvements to the public realm and access to Waterloo Station;
Facilitating and contributing to step free access to the Northern Line at Waterloo Station

viii.

The development would cause material impacts on daylight and sunlight for some nearby
residential properties. However, the retained levels of daylight and sunlight would be acceptable in
an inner urban context and would be comparable to those accepted under the consented scheme
and at Southbank Place. The development would have acceptable impacts in terms of privacy,
outlook, noise, vibration, light pollution and solar glare.

ix.

The development would be car-free with the exception of eight Blue Badge spaces and would
provide sufficient long-stay cycle parking. The development would be serviced via Leake Street
using a ground level loading bay and basement service yard accessed by two service lifts. The
number of servicing trips would be minimised through off-site freight consolidation and would be
less than that permitted under the consented scheme. The existing footbridge over York Road
would be removed but the proposed works to the public realm would result in a new pattern of
pedestrian flows that would remove the need for a bridge in this location. The impact on the
highway and transport network would be acceptable.

x.

Public consultation was undertaken for the application and 99 responses were received of which 79
were objections, 13 were in support and seven were neutral. Most objections were in relation to the
removal of the footbridge. Two petitions with 297 signatures between them were received and they
also objected to the removal of the footbridge.

xi.

The development would meet technical requirements in respect of sustainability, flood risk
mitigation, wind conditions, light pollution, waste and recycling, water infrastructure and land
decontamination. The application is accompanied by an Environmental Statement which has been
reviewed and found compliant with relevant regulations.

xii.

The proposed development has been assessed against the Development Plan and all other
material considerations, including national planning policy. Officers recommend that subject to
appropriate conditions and a s106 legal agreement the planning application should be approved.

xiii.

The proposed development is an application of potential strategic importance to London and as
such is referable to the Mayor of London pursuant to the Town and Country Planning (Mayor of
London) Order 2008. The GLA has issued its stage 1 consultation response, and the officer
recommendation contained in this report acknowledges the need to refer the application to the
Mayor for his final decision (Stage 2 referral).

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with (1)(ii) and (iii) of the Committee’s terms of reference as it relates to a major
application for the provision of more than 1,000sqm of floorspace and the site area is more than one
hectare.

1

THE APPLICATION SITE

1.1

Elizabeth House is an existing 1960s office building on the east side of York Road, adjacent to
Waterloo station. It is a long narrow building of eight to 11 storeys with a 16 storey high tower at its
northern end. It provides 42,683sqm of low grade office space and 1,950sqm of retail floorspace on
its ground floor. To the rear is an area of hardstanding used for parking and servicing. Vehicle
access is provided off Cab Road to the north and from Leake Street to the south. Footbridges
connect the building with the station concourse to the east and to the opposite side of York Road to
the west. The bridge over York Road has been closed for several years due to nearby construction
but has recently reopened.

1.2

The red line site is 2.1ha in area and includes parts of Mepham Street, Cab Road, York Road and
Leake Street. The site is allocated for development in the Local Plan under ‘Site 5’. It is also within
the Central Activities Zone (CAZ) and Waterloo Opportunity Area. It has excellent access to public
transport with a public transport accessibly rating (PTAL) of 6b because of its access to Waterloo
rail and Underground station and numerous bus routes. The site is also within the Southbank &
Waterloo Neighbours Forum (SOWN) Neighbourhood Planning Area.

1.3

The site does not contain any listed buildings and Elizabeth House does not fall within a
conservation area. However, Southbank Conservation Area is on the opposite side of York Road
and the application red line boundary extends to include some of the pavement on this side of York
Road. The site also sits within the Brixton Panoramic and Norwood Park Panoramic Local Views.

1.4

The site is within Flood Zone 3, the Thames Policy Area and an archaeological priority area. The
site sits within a Tunnel Safeguarding Zone due the presence of the Northern, Bakerloo and
Waterloo & City lines beneath the site.
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THE SURROUNDING AREA

2.1

The surrounding area is characteristic of central London. Land use is dominated by office and other
commercial uses as well as some residential. Building heights vary but development is generally
dense.

2.2

To the north of the site is the IMAX cinema and roundabout. To the east is Waterloo station and the
main entrance to the station is via Victory Arch, which is adjacent to the site. The area in front of
Victory Arch is often congested and suffers from a poor pedestrian environment. The former
Eurostar platforms run parallel to the application site. They are now used for domestic train
services and the area beneath the station is being converted to a mix of retail and leisure uses. The
area immediately outside was once public highway but has been closed to the public for some
time. Upon completion of Waterloo International Terminal (WIT) this area will partially reopen to
public access.

2.3

To the south of the site are office and hotel buildings up to 15 storeys high. To the south-west is the
former County Hall which is now in office, leisure and residential use. It is generally eight storeys

high. To the west is the Shell Centre development, now known as Southbank Place, which is
nearing completion and will have office, residential and retail uses. The buildings range in height
from five to 37 storeys. Beyond Southbank Place is Jubilee Gardens which is an area of open
space adjacent to the Thames. It is designated Metropolitan Open Land.
2.4

There are listed buildings nearby: the Grade II Listed Victory Arch at Waterloo Station, Grade II
listed 5 Whichcote Street to the north, Grade II listed General Lying-in Hospital to the south and
Grade II* listed main building of County Hall. The rear blocks of County Hall are locally listed. To
the south-west across the Thames is the Palace of Westminster and the Westminster World
Heritage Site (WWHS).
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SITE PHOTOGRAPHS

Figure 1 - Photograph of Elizabeth House looking north along York Road

Figure 2 - Photograph of Elizabeth House looking south along York Road

Figure 3 - Photograph of Elizabeth House looking north from Leake Street

Figure 4- Photograph of Victory Arch and Cab Road looking east with Elizabeth House to the right
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PROPOSAL

4.1

Summary of the Proposal

4.2

Permission is sought for the demolition of the existing building and all structures on the site,
including the footbridge from the Waterloo Station concourse and across York Road. Following
demolition the construction of a new building would proceed ranging between 12 and 31 storeys
(plus basements), to provide 146,170sqm of office (B1) space and 8,900sqm of flexible floorspace
for B1, A1, A2, A3, A4, A5 or D2 use. Parking and servicing areas would be provided at basement
level with access via two lifts off Leake Street. A smaller loading bay would be provided at ground
level. The scheme includes extensive works to the public realm including creation of new
pedestrian routes, a new footbridge connecting the building to Waterloo Station, hard and soft
landscaping and works to Cab Road, Mepham Street, York Road and Leake Street.

Figure 5 - Proposed ground floor plan (north is to the left)

Figure 6 - Proposed second floor plan showing Promenade level

Figure 7 - Proposed York Road Elevation

4.3

Details of the Proposal

4.4

The building would occupy the entire site and present a linear frontage to York Road and a curved
frontage to the rear. The building’s height would be 12 storeys at its southern end (54.42m AOD),
stepping up to 16 storeys towards the middle then stepping up to 22 and 31 storeys at its northern
end (130.15m AOD). The ground and first floors would be a double height spaces for flexible
commercial use (A1, A2, A3, A4, A5 or D2). The upper floors would be in B1 office use with some
areas of mixed A1, A3, A4, B1 spaces in their lobby areas.

4.5

Towards the centre of the building there would be a large opening at ground and first floor level to
create a new public space called Waterloo Square. It would be spanned by the building but have a
clearance height of 17m, which is equivalent in height to five storeys of a typical building. Waterloo
Square would connect York Road to a new pedestrian area known as ‘The Curve’. The Curve
would run the length of the building to connect the area in front of Victory Arch to Leake Street.

4.6

At first floor level would be an elevated promenade running along the length of the building that
would provide publicly accessible landscaped spaces and access into the building. The promenade
would provide a direct connection to the concourse level of Waterloo station via a footbridge. From
the promenade it would be possible to descend to Waterloo Square by escalator or lift.

4.7

The building would have five basement levels. Levels -5 to -3 are limited in size and contain
building plant only. Basement level -2 would occupy approximately half of the building footprint and
contain the long-stay cycle parking, short-stay cycle parking for the office use and cyclist lockers
and showers. Basement level -1 would contain the service yard, refuse stores and eight Blue
Badge parking spaces along with various plant, storage and circulation spaces. This basement
level extends along the length of the building. The service yard and parking spaces would be
served via two vehicle lifts accessed from Leake Street. The lifts would be set back from the
highway so that there would be space for waiting vehicles. There would also be a loading bay for
deliveries by smaller vehicles that do not need to use the basement service yard. Access for
cyclists to the basement cycle parking area would be via four dedicated cycle lifts. These would be
located off a lane running through the building. It would provide a through route for cyclists to
access the cycle lifts from both York Road and the Curve. Short stay cycle parking would be
provided at ground level throughout the public realm.

4.8

The exterior of the building would have different treatments to reflect the different internal uses,
engineering requirements and the local context. The ground floor would consists of a series of
double height concrete arches. At promenade level, there would be three glass pavilions, one for
each core of the building that would serve as lobby spaces for the offices above. The pavilions
would be set in open areas of soft and hard landscaping. For the office floors above, the exterior
would consist of glazing set within a grid of profiled metal panels and fins treated with different
textures and finishes. The panels would be an off-white colour and the grid pattern would vary,
becoming finer grained at the building rises.

4.9

The stepped massing of the building allows for a variety of roof spaces and these would be
landscaped to provide a series of roof terraces for use by the building’s occupants.

4.10

At ground level there would be a number of changes to the public realm. The area in front Victory
Arch would be completely revamped into a public space called Victory Arch Square. The proposed
building line would be set further back from the arch compared to the existing building. This is to
increase the area of public space and create a new route around the arch into Waterloo Station. It
would also connect with the Curve to provide a continuous route through the site. The existing lift
and stairs down to the underpass leading to the IMAX would be removed and covered to create an
unobstructed area in front of Victory Arch. Existing vehicle access on Mepham Street and Cab

Road would be retained but in a form that would better integrate with the new square. This
proposal would expose the flank elevation of Victory Arch where currently it is hidden by the
existing Elizabeth House. Therefore, it is also proposed that this elevation be refaced in a
sympathetic material.
4.11

On York Road the existing footbridge would be removed and the existing crossing at Sutton Walk
and two crossings at Chicheley Street would be retained and widened. The paving across the site
and on both sides of York Road and Leake Street is proposed to be a consistent treatment of
Yorkstone.
Figure 8 - 3D model of proposed scheme with completed Southbank Place development behind
and Waterloo station in foreground

Figure 9 - Visualisation of proposed Victory Arch Square

Figure 10 - Visualisation of proposed development as seen on York Road looking south

Figure 11 - Visualisation of Promenade level looking south along the proposed Curve
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AMENDMENTS

5.1

On 23 July 2019 revised drawings and documents were received. The revised drawings show the
following changes:



The addition of curved splays to the service entrance on Leake Street to improve driver
visibility for servicing vehicles
The addition of an off-street ground level loading bay for smaller deliveries

5.2

A revised Outline Delivery and Servicing Plan was submitted to demonstrate a reduction in the
daily cap of the number of servicing vehicles from 247 to 193 and that servicing would be not be
permitted during peak hours (8am to 10am and 5pm to 7pm) and would be limited during the
lunchtime period (12pm to 2pm).

5.3

The following documents were also submitted to reflect the revised servicing strategy:





Transport Assessment Addendum
Environmental Statement Volume 1 Addendum
Environmental Statement Volume 3 Addendum
Environmental Statement Non-Technical Summary

5.4

Following receipt of the additional information, a full re-consultation was undertaken beginning on
24 July 2019 and ending on 1 September 2019.
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PLANNING PERFORMANCE AGREEMENT

6.1

The application was considered on 27 June 2018 and 28 November 2018 by the Strategic Panel to
provide initial feedback. The application was also presented at a Technical Briefing on 29 July 2019
and 2 September 2019 in order to provide more detailed information about the scheme in advance
of PAC.
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RELEVANT PLANNING HISTORY

7.1

The site has an extant planning permission for its comprehensive redevelopment. Permission was
granted on 8 July 2015 for the following:
Demolition of all buildings and structures on the site, including removal of the high
level footbridge over York Road, and redevelopment to provide two new buildings of
part 29 and part 14 storeys (north building) and 11 storeys (south building)
respectively with a part one/part two level common basement to provide 132,127sqm
of floorspace (GEA), comprising B1 offices (88,649sqm), C3 residential (comprising
142 units), areas of flexible Use Classes A1- A5 and B1 at ground level and ancillary
parking and servicing space; works of hard and soft landscaping to Cab Road and
Mepham Street, the provision of a new access to Waterloo Station on West Road and
associated works; works of hard and soft landscaping and the provision of a single
storey structure providing car lifts and Class A use on West Road; works of hard
landscaping to York Road and Leake Street; plant and other associated infrastructure
and works (ref: 12/01327/FUL).

7.2

The above permission was accompanied by a conservation area consent for the demolition of the
footbridge over York Road (ref: 12/01329/CON).

7.3

On 12 July 2019 a set of non-material amendments were approved to the wording of some
conditions attached to the extant permission (ref: 18/04614/NMC). These changes would allow for
some very limited demolition works to take place without needing to discharge the conditions or
trigger s106 contributions. This planning permission has been implemented through the carrying
out of minor works.

7.4

A requirement of the extant permission was to provide off-site affordable housing at 10 Leake
Street. Permission was granted at the same time as the above permissions:
Conversion and refurbishment of existing 6-storey office building to provide a mixed
use residential and commercial development involving the change of use of floors 2 to
6 and the erection of a 3-storey extension to create a 9 storey building to provide 23
self-contained residential units. Formation of a new mezzanine floor level and the use
of the ground, mezzanine and first floors for commercial use (use class B1a).
Alterations to windows and doors, provision of a new external escape stairs to the rear
and installation of external balconies and associated works (ref: 14/04268/FUL).

7.5

The above planning permission has been implemented through the carrying out of minor works.
This was confirmed by a lawful development certificate issued on 29 May 2018 (ref:
18/01943/LDCE).
Shell Centre

7.6

The former Shell Centre is on the opposite side of York Road. Following a public inquiry, planning
permission was granted 6 June 2014 for its comprehensive redevelopment:
Part demolition of Shell Centre comprising Hungerford, York and Chicheley wings,
upper level walkway, removal of raised podium deck, associated structures and
associated site clearance to enable a mixed use development of 8 buildings ranging
from 5 to 37 storeys in height and 4 basement levels to provide up to 218,147m2 of
floorspace (GIA), comprising offices (B1), residential (C3) (up to 877 units), retail (A1A5), leisure (D2) and community/leisure uses (D1/D2), parking and servicing space,
hard and soft landscaping together with the provision of a new public square, highway
and landscaping works to Belvedere Road, Chicheley Street and York Road,
modifications to York Road Underground station, 2 link bridges from new buildings to
the existing Shell Centre Tower, reconfiguration of York Road footbridge if retained,
creation of new vehicular access and other associated works (ref: 12/04708/FUL).

7.7

The development is almost complete and is now known as Southbank Place.
Waterloo International Terminal

7.8

The former Waterloo International Terminal occupies the western side of Waterloo Station and sits
opposite Elizabeth House. Following cessation of international services the platforms are now in
domestic use. Planning permission was granted 19 May 2017 for the following:
Change of use of existing Waterloo International Terminal (WIT) to a mix of Class A1A5 (retail) uses and Class D2 (assembly & leisure) use, the installation of mezzanine
floorspace, external alterations, servicing and associated works (ref:16/02973/FUL).
Footbridge demolition

7.9

The extant permission for Elizabeth House and the current application both include the demolition
of the footbridge over York Road. However, part of the bridge was constructed as part of the Shell
Centre redevelopment as an interim measure to maintain access across York Road until the
Elizabeth House site is redeveloped. For the bridge to be properly removed some additional works
would be required on the Shell Centre site. An application has been submitted in parallel with the
main application to apply for consent for these works. The application seeks consent for the
following:
Demolition of the end section of pedestrian footbridge and the stairs on the western
side of York Road, removal of the pedestrian lift and external alterations to Eight
Casson Square, and making good to hard landscaping within Southbank Place, in
association with the adjoining redevelopment of Elizabeth House.
Earlier planning history

7.10

There have been earlier applications to redevelop Elizabeth House that have been either refused
or withdrawn:
07/02628/FUL – Approved by Lambeth and Mayor but called in by the Secretary of State and
refused 8 October 2008
Redevelopment of the site involving the demolition of the existing buildings and erection of 2 office
buildings and a residential building as follows:







Building A (117.08m AOD)- 27 storeys plus a double height storey for a plant room (Class
B1 Use).
Building B (90.2mAOD)- 22 storeys including a top floor plant room (Class B1 Use).
Building C (106.78mAOD)- three segments, being of 20 storeys, 26 storeys and 33 storeys
containing 274 flats (Class C3 Use).
3,458sqm of Retail (Class A1, A2, A3, A4 and A5 uses) space at ground level of Building A
and ground and first floor levels for Building B and C with shared two level basement,
access and servicing.
Public realm improvements at street level incorporating retail kiosks, new pedestrian
access/egress to Waterloo Station and associated highway and landscaping works.

04/00377/FUL – Withdrawn 28 September 2004
Redevelopment of site involving the demolition of Elizabeth House realignment of York Road to
adjoining Waterloo station. Extension of Waterloo station Concourse to new underground
interchange and station entrance. New weather protected pedestrian piazza on line of existing York
Road. Lower ground servicing access for the development, Waterloo International Terminal and
Shell centre. Development to include retail (1,451sqm), restaurant (3,072sqm), leisure and office
(89,577sqm) uses within a tower, rising to 32 storeys, and a 10 storey building incorporating 71
residential units together with 18 car parking space, coach and cycle parking.
91/01064/PLANAP – Approved 15 May 1996, technically implemented but not completed
Redevelopment by four new buildings to provide 104,477 sq m. of offices and 2183 sq. m of retail
together with the erection of pedestrian bridges and the carrying out of associated highway works.
90/00063/PLANAP – Withdrawn 15 November 1991

Demolition of Elizabeth House buildings and ancillary buildings to rear and the redevelopment of
the site by the erection of 117,249sm office floorspace and 2,183sm retail floorspace in the form of
five interlinked buildings extending from Mepham Street to Leake Street and over the proposed
Waterloo international terminal building, together with car parking, loading & unloading at basement
level and associated highway improvements.
7.11

The site has an extensive history of minor applications for various works but these are not relevant
to the assessment of this application. The full history can be accessed on the council’s website.
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CONSULTATION

8.1

Statutory External Consultees
Date

Response

Officer
response
Informative
added

14/05/2019

Civil Aviation Authority
No objection subject to informative regarding crane safety

17/05/2019

NATS
No objection in respect of air traffic

Noted

22/05/2019

Ministry of Housing, Communities and Local
Government
No comments on submitted Environmental Statement

Noted

23/05/2019

London City Airport
No objection. The building will need aviation obstruction lights

Informative
added

28/05/2019

Port of London Authority
No objection subject to the Travel Plan including the
following:
- Provision of targets for river bus use (which reflect the
targets set out within the Mayor’s Transport Strategy
and PLA’s Thames Vision)
- Measures to encourage river bus use
- Timetable for River Bus Stop

The Travel Plan
s106 obligation
will refer to
these
requirements

03/06/2019

Thames Water
No objection subject to conditions:
Water supply infrastructure upgrades and phasing
plan

Condition added

05/06/2019

LB Camden
No comment

Noted

21/06/2019

London & Continental Railways (State owned property
development company and owner of Waterloo International
Terminal)

Wayfinding
condition added

Date

Response
No objection. The following comments are made:
- An effective wayfinding strategy should be secured
- An entrance to the station ‘Orchestra Pit’ from the
Waterloo Curve should be provided

21/06/2019

LB Southwark
No comment

01/07/2019

Greater London Authority
Stage 1 – Not yet compliant until the following are addressed:
- Further discussion required on provision of low-cost
and affordable workspace [resolved]
- Contribution towards Step Free Access required
[resolved]
- Further discussion required on York Road design and
construction impacts mitigation [can be resolved
through conditions, s106 and s278 process]
- Further detail required on energy strategy, sustainable
drainage and urban greening [resolved by additional
information and conditions]

Officer
response
S106 obligation
for orchestra pit
entrance
secureds106
obligations
secured for
station access
works
Noted

Outstanding
matters are
resolvedSee
responses in [ - ]
to the left

Recommended conditions:
- Flood Warning and evacuation plan
Flood warning
condition added
09/07/2019 and
02/10/2019

Transport for London
No objection subject to conditions and s106 obligations:
Conditions:
- Details of cycle parking
- Car and cycle parking management plan
- Details of London Underground infrastructure
protection [Informative added]
- Details of York Road public realm and highway (three
lane option preferred) [secured through s106 instead]
- Details of Victory Arch Square public realm and
highway [secured through s106 instead]
- Electric vehicle charging points
- Construction logistics plan
- Wayfinding and signage strategy
- Delivery and Servicing Plan with restrictions during
more and evening peaks
S106 obligations
- Works or contribution towards step free access to
Northern and/or Bakerloo line
- Contribution towards new cycle hire docking station
- S278 agreement required for works to public highway

Conditions and
s106 obligations
added

Date

Response
-

Officer
response

Delivery and servicing plan
Site hoarding strategy
Contribution towards Legible London signage
Travel plan

29/07/2019

Metropolitan Police
No objection subject to conditions:
- Details of Secured by Design Measures
- Secured by Design Certification

Conditions
added

31/07/2019

Historic England
No objection. The Local Authority will need to be satisfied that
the additional harm to the historic environment has been
clearly and convincingly justified and outweighed by the
delivery of public benefits as is required by the NPPF.

Noted

31/07/2019

Greater London Archaeological Advisory Service
(GLAAS) –
No objection subject to condition:
Written scheme of archaeological investigation

Condition added

01/08/2019

City of Westminster

This objection is
addressed
under section 12

Objection for the following reasons:
1. The proposed development by reason of its height
and bulk will harm the setting and outstanding
universal value of the Palace of Westminster and
Westminster Abbey including St Margaret's World
Heritage Site in the London Views Management
Framework views 23A.1 and 23A.2 from Parliament
Square.
2. The proposed development by reason of its height,
bulk and design will adversely affect a number of
important views from the City of Westminster. These
include the London View Management Framework
views from Waterloo Bridge (View 15A.2),
Westminster Bridge (view 18.B1), Victoria
Embankment between Waterloo and Westminster
Bridge (view 20B.1) and Green Park (view 26A.1),
together with a number of metropolitan and local
views identified in our conservation area audits and
draft supplementary planning document Metropolitan
and Local Views.
3. The proposed development by reason of its height,
bulk and design will harm the settings of a number of
listed buildings including the Palace of Westminster,
Royal Festival Hall, National Theatre, County Hall,

Date

Response

Officer
response

Horse Guards and the Foreign and Commonwealth
Office.
4. The proposed development by reason of its height
and bulk will harm the settings of a number of
Westminster conservation areas, including those of
Westminster Abbey and Parliament Square,
Whitehall, Savoy and Strand.
5. For all the above reasons the proposal is contrary to
paragraphs 131, 132 and 133 of the National
Planning Framework, policies S 25, S 26 in the City
Council's City Plan: Strategic Policies and policies
DES 1, DES 9, DES 10, DES 15 and DES 16 in the
City Council's Unitary Development Plan.
02/08/2019

Environment Agency
No objection subject to conditions:
Remediating unexpected land contamination
No infiltration of surface water to ground without
consent
No piling without consent

Conditions
added

30/09/2019

8.2

Network Rail
No objection in principle subject to contributions toward the
following works secured by s106 agreement:
Waterloo Station Access Works, to include alterations
to Exit 6 and creation of a Passenger Assistance
Lounge
Station reconfiguration works
Customer Information Screens and Signage,
including Wayfinding, CCTV
Contribution to Station Management
Station Control Point
And other minor works necessary to mitigate the
impact of the development
Contribution to fund the cost of the treatment and
finishing to the newly exposed façade of the Victory
Arch

S106 obligations
added

Internal Consultees
Date

Response

11/05/2019

Ecology

Officer
response
Conditions
added

No objection subject to conditions securing ecological mitigation
as set out in environmental statement
20/05/2019

Air Quality
No objection subject to conditions:
- Air quality and dust risk assessment
- Air quality and dust management plan
- Three months dust and PM10 monitoring prior to works
- Non-road mobile machinery compliance with emissions
standards

Conditions
added

22/05/2019

Veolia (Lambeth waste contractor)
No objection

Noted.

07/06/2019

Planning Policy
No objection

Noted.

17/06/2019

Sanctum (Lambeth environmental health consultant)
No objection subject to conditions:
- Demolition and construction environmental management
plan
- Noise levels to nearby residential properties to be less
than 10dB below background level
- Details of ventilation systems for any food outlets
- Air quality and dust risk assessment
- Air quality and dust management plan
- Intelligent lighting system to reduce light pollution

Conditions
added

19/06/2019

Design and conservation
The development would cause less than substantial harm to
heritage assets. No objection.

Noted

24/06/2019

Highways
No comments

Noted

08/08/2019

Flooding
No objection subject to conditions
Transport
No objection subject to conditions/s106 obligations:
- Parking permit free designation
- Delivery and servicing plan
- Construction Logistics Plan
- Contribution towards step free access
- Details of cycle storage
- Wayfinding and signage strategy
- Electric vehicle charging points
- Travel Plan
- Car parking management plan
- Highways works delivered through s278

27/08/2019

29/08/2019

Bioregional (Lambeth sustainability consultant)
No objection subject to conditions:
- Site waste management plan

Conditions and
obligations
added

Conditions
added

25/09/2019
26/09/2019

8.3

Updated fuel cell energy strategy
Update on decentralised energy network progress
Details of combined heat and power (CHP)
Alternative energy strategy if fuel cell is not implemented
Design Stage BREEAM assessment
Post-construction BREEAM assessment
Carbon lifecycle assessment
Embodied carbon assessment
Climate change adaptation
Details of living roof

Building Control
No objection to proposed fire safety strategy
Business and Investment
No objection to proposed affordable workspace offer

Noted.
Noted.

Other Consultees
Date

Response

15/05/2019

St John’s Church
No objection

18/05/2019

Morley College London
No objection

Noted.

17/06/2019

Jubilee Gardens Trust
No objection subject to financial contribution to support
management and maintenance of Jubilee Gardens.

21/06/2019

Guys and St Thomas Hospital Trust –
No objection subject to the following:
The Trust being consulted on any construction
management/logistics plan required by condition

Financial
contribution
secured through
s106
See comments
in [ - ] to the left

[informative added]
-

The trust being notified in advance of any road closures or
bus diversion due to construction work
[informative to condition wordingadded]

-

The scheme should improve pedestrian links and
wayfinding to St Thomas Hospital from Waterloo station
[The proposal would greatly enhance the pedestrian
environment towards the Hospital and encourage more
pedestrian trips. A wayfinding strategy is secured by
condition]

-

Major developments should contribute toward improving
healthcare services in the area

Officer
response
Noted.

[Major developments can contribute to health infrastructure
through CIL where identified in the Infrastructure Delivery
Plan]
21/06/2019

WeAreWaterloo Business Improvement District (BID)
No objection. Following comments made
An effective wayfinding strategy should be secured to
encourage footfall to Lower Marsh

See comments
in [ - ] to the left

[A wayfinding strategy is secured by condition]
-

Improvements to Mepham Road should be secured
[Mepham Road falls outside of the scope of the application
and works to it are not required to make the development
acceptable in planning terms]

-

CIL funding should be allocated to Emma Cons Garden
and Cab Road
[How CIL is spent is governed by a separate regime and
does not form part of this officer recommendation]

-

Support further reductions in waste generated from the
scheme
[The scheme is supported by an acceptable waste strategy]

-

WeAreWaterloo should be consulted on construction traffic
routing
[informative added]

28/08/2019

Southbank Business Improvement District
No objection

Noted.

25/09/2019

Waterloo Ambulance Station
No comment on proposed development but concerns raised over
wider changes to the networks not related to the application.

Noted.

8.4

Adjoining owners/occupiers

8.4.1

The application was advertised in the local paper on 17 May 2019 and multiple site notices were
displayed at the site from that date until 28 June 2019 when the formal consultation period ended.
Following amendments to the scheme, the development was re-consulted for a 30 day period
commencing on 26 July 2019, with the overall period (including the press notice) expiring on 25
August 2019.

8.4.2

Ninety-nine representations received during the consultation period. 13 were in support, 79 were in
objection and seven were neutral (as of 02/10/2019). A summary of the concerns raised is set out
below:

Summary of objections
The footbridge over York Road should be
retained to protect pedestrian safety,
minimise disruption to vehicle movements on
York Road
Impact from demolition and construction
traffic

Impact of delivery and servicing vehicles on
local roads

Excessive height and mass

Adverse impact on wind conditions

Response
Refer to section 17
The new layout to the public realm would result
in a new pattern of pedestrians flows that
would remove the need for a footbridge in this
location.
Refer to section 20.
Demolition and construction works and traffic
would be carefully managed to minimise
impact on amenity
Refer to section 17
Deliveries would be reduced through off-site
consolidation and deliveries would not be
permitted during peak times.
Refer to section 11
The height and mass of the building would be
appropriate to the site and integrate with the
emerging cluster of tall buildings in this
location.
Refer to section 22.
Wind impacts have been carefully assessed
and resulting conditions would be acceptable

8.5

As of 2 October 2019 two separate petitions were received objecting to the removal of the
footbridge over York Road. Across both petitions there are 297 signatures. In addition there is an
ongoing online petition with 690 signatures against the demolition of the footbridge. This petition
has not been formally submitted.

9

POLICIES

9.1

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

9.2

The new Draft London Plan was published on 1 December 2017 (updated following examination in
July 2019) and will eventually supersede the current 2016 consolidated London Plan once the final
version is published (anticipated late 2019). The Draft London Plan is a material consideration in
planning decisions. Officers consider that given the impending publication of the Examination Panel
report in late 2019, the Draft London Plan carries increasing weight in decisions in accordance with
para. 48 of the NPPF.

9.3

The Lambeth Local Plan is currently under partial review to ensure it complies with amendments to
changes in the NPPF and London Plan. The Draft Revised Lambeth Local Plan underwent public
consultation from October to December 2018 under Regulation 18 of the Town and Country
Planning (Local Plans) (England) Regulations 2012. Pre-submission publication (Regulation 19) is
anticipated in late 2019, early 2020. Officers consider that this should be afforded limited weight at
this stage.

Draft South Bank and Waterloo neighbourhood development plan

9.4

The site falls within the designated South Bank and Waterloo neighbourhood planning area. As set
out in paragraph 48 of the NPPF 2019, local planning authorities may give weight to relevant
policies in emerging plans according to:
a) the stage of preparation of the emerging plan (the more advanced its preparation, the greater
the weight that may be given);
b) the extent to which there are unresolved objections to relevant policies (the less significant the
unresolved objections, the greater the weight that may be given); and
c) the degree of consistency of the relevant policies in the emerging plan to the NPPF (the closer
the policies in the emerging plan to the policies in the NPPF, the greater the weight that may be
given).

9.5

Paragraph 007 (Reference ID: 41-007-20190509) of the Planning Practice Guidance “states that an
emerging neighbourhood plan is likely to be a material consideration in many cases. Paragraph 48
of the revised National Planning Policy Framework sets out that weight may be given to relevant
policies in emerging plans in decision taking. Factors to consider include the stage of preparation of
the plan and the extent to which there are unresolved objections to the relevant policies. A
referendum ensures that the community has the final say on whether the neighbourhood plan
comes into force as part of the development plan. Where the local planning authority publishes
notice of a referendum, the emerging neighbourhood plan should be given more weight, while also
taking account of the extent of unresolved objections to the plan and its degree of consistency with
NPPF.’

9.6

The Neighbourhood Planning Act 2017 amended Section 70 of the 1990 Act to require local
planning authorities to have regard to a post-examination draft Neighbourhood Development Plan,
so far as material to the application, when dealing with planning applications in the neighbourhood
area. A draft NDP is a ‘post-examination draft NDP’ once it has been formally sent to referendum.

9.7

South Bank and Waterloo Neighbours (SoWN) submitted their draft South Bank and Waterloo
neighbourhood development plan (‘the draft NDP’) to Lambeth and Southwark on 19 June 2018.
The draft NDP subsequently underwent examination and the examiner’s report was published in
May 2019. On 3 July 2019 the Council made the decision that the draft NDP, subject to
modifications, should proceed to the two referendums (one for residents and one for businesses).

9.8

The draft NDP is therefore a ‘post-examination draft NDP’ and regard should be had to the draft
NDP, so far as material to the application, when dealing with planning applications in the South
Bank and Waterloo neighbourhood area. It should be noted that the draft NDP will become part of
Lambeth’s development plan if it is approved at the two referendums.

9.9

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.

9.10

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

ASSESSMENT

10

Land Use

10.1

The proposed development would provide 146,170sqm of B1 office use and 8,900sqm of flexible
commercial use encompassing the following:








10.2

A1 (shops)
A2 (financial and professional services)
A3 (restaurants and cafes)
A4 (drinking establishments)
A5 (hot food takeaways)
B1 (business)
D2 (assembly and leisure)

These uses would be accommodated in building on previously developed land that would make
optimum use of the site. The principle of this development and its proposed uses are discussed
below.
Presumption in favour of sustainable development

10.3

The NPPF sets the presumption in favour of sustainable development and this is reflected in Local
Plan Policy D2 and the other policies in the plan. Policy D2 states that the council will always work
proactively with applicants jointly to find solutions which mean that proposals can be approved
wherever possible and to secure development that improves the economic, social and
environmental conditions in Lambeth.
Making effective use of land

10.4

Chapter 11 of the NPPF seeks to promote the effective use of land and para. 117 states:
Planning policies and decisions should promote an effective use of land in meeting the need
for homes and other uses, while safeguarding and improving the environment and ensuring
safe and healthy living conditions. Strategic policies should set out a clear strategy for
accommodating objectively assessed needs, in a way that makes as much use as possible
of previously-developed or ‘brownfield’ land.

10.5

This is carried forward in various policies in the London Plan. Policy 2.9 applies to inner London
and seeks to realise inner London’s potential:
…in ways that sustain and enhance its recent economic and demographic growth while also
improving its distinct environment, neighbourhoods and public realm, supporting and
sustaining existing and new communities, addressing its unique concentrations of
deprivation, ensuring the availability of appropriate workspaces for the area’s changing
economy and improving quality of life and health for those living, working, studying or visiting
there.

10.6

The site is within the Central Activities Zone (CAZ) and policies 2.10 and 2.11 seek to secure
additional development capacity for uses that sustain CAZ’s various strategic functions such as
office and retail. The London Plan also identifies a number of Opportunity Areas, which are specific
areas where development output and densities should be optimised and provide the necessary
social and other infrastructure to support growth. Waterloo is a designated Opportunity Area and is
identified as having opportunities for intensification of commercial, residential and cultural facilities
associated with a major transport hub. This is echoed in the Mayor’s earlier Waterloo Opportunity

Area Planning Framework (2007) which calls for the development potential of the area to be
maximised.
10.7

These strategic aims are maintained under the draft London Plan. Policy GG2 seeks to create
sustainable mixed-use places that make the best use of land and Policy SD1 seeks to ensure that
Opportunity Areas fully realise their growth and regeneration potential.

10.8

At the local level, LLP Policy PN1 seeks to optimise the area’s potential for the full range of central
London and town centre activities. Guidance is provided in Lambeth Waterloo SPD (2013) which
promotes higher density commercial and residential development. The site is also subject to a Site
Allocation under the Local Plan. It is identified as Site 5 and the identified preferred uses are for a
mix of central London activities including ground floor active-frontage uses and residential, with a
new city square onto York Road.

10.9

The proposed development is considered to be compliant with the above strategic aims by
optimising the potential of this brownfield site and including a mix of uses that support the function
of the CAZ and Waterloo Opportunity Area.

10.10

The acceptability of the each proposed use is discussed below.

B1 Office
10.11

Office use is supported in the CAZ under LP Policy 2.11 and within the Waterloo Opportunity Area
under Policy 2.13. The additional floorspace would contribute towards the strategic aim of
supporting 15,000 jobs in the Opportunity Area by providing an estimated net increase of around
9,000 employment opportunities. LP Policy 4.2 supports new office development in viable locations
with good public transport where there is evidence to show sustained demand for office based
activities. The London Plan identifies a demand for 2.71-3.07 million sqm of new office space in the
CAZ and north of the Isle of Dogs. The latest figures under in the draft London Plan show an
increased forecast demand of 3.5 million sqm for the period 2016 and 2041. The proposed
development would help achieve this target by providing 146,170sqm (GIA) of high quality office
space. This space would be flexible so that it could support small, medium and larger enterprises in
compliance with Policy 4.2 and Policy E1 under the draft LP.

10.12

Policy 2.11(a) states that proposals to increase office floorspace in the CAZ should include
housing. There are is no housing on the site and no housing is proposed under this application.
Although housing would be acceptable in principle here, the Mayor’s CAZ SPG and Policy SD5 of
the draft London Plan identifies that offices and other CAZ strategic functions should be given
greater weight relative to new residential use in the Waterloo Opportunity Area. Officers consider
that more weight should be given to the emerging policy and therefore a wholly non-residential
scheme is considered acceptable.

10.13

It should be noted that the extant permission included the provision of affordable housing at 10
Leake Street. As no housing is proposed under this application there is no requirement to provide
affordable housing.

10.14

LLP Policy ED2 supports business uses on all sites and Policy ED3 states that large offices greater
than 1,000sqm in size will be supported in the CAZ and Waterloo Opportunity Area. Policy PN1,
which is specific to Waterloo, supports development to provide jobs in line with London Plan
targets.

10.15

The Local Plan’s site allocation (Site 5) identifies the preferred use of this site as “office-led
development with a mix of central London activities including ground-floor active-frontage uses and

residential, with a new city square onto York Road”. The proposed office use would be compliant.
The site allocation also refers to residential but as this is only one of a number of ‘preferred’ uses it
is not considered to be a mandatory requirement. The proposal would therefore not be in conflict
with the site allocation. A development with no residential unit would still make effective use of this
site and would meet the strategic aims for this site. A predominantly office development with
ground floor active frontage is considered to be appropriate for this highly accessible site within the
CAZ.
10.16

The proposed office use is therefore compliant with planning policy.
Lower cost workspace

10.17

Draft LP Policy E2 states that where more than 2,500sqm of B1 space is proposed, the
development should include flexible workspace or smaller units suitable to micro-businesses and
SMEs. LLP Policy ED2 states that proposals for business uses should incorporate a range of unit
sizes and types that are well designed and flexible. The policy encourages applicants to explore
opportunities for the long term management of the units by a company specialising in managing
space for small businesses.

10.18

The proposed development would have large floorplates to allow for the flexibility to provide
accommodation for such businesses. This would be provided as a managed workspace operated
by the applicant at least 9,290sqm in area. Space would be rented through a membership scheme
where businesses can pay for a desk or office space on flexible or part-time basis, starting from a
single desk up to a 36 person office. The fee would be inclusive of rent, service charge and
business rates. This arrangement would make it easier for businesses to establish by removing the
need to pay for office fit-out or agree to long inflexible leases fixed to a certain amount of floor area.
This space would be secured by a s106 agreement.

10.19

In addition to the space itself, the managed workspace would create a community of businesses
that would provide a network of business support to encourage growth and expansion. This would
consist of a regular programme of education and events so that businesses can gain new skills and
networking opportunities. The intention is to create an ‘ecosystem’ where businesses can create
symbiotic relationships with other businesses and grow. When businesses do grow, the flexible
membership system would allow them to expand within the workspace instead of having to move a
new location. The applicant is an existing workspace operator with two workspaces in London
(known as HubHub and QUBES) and the applicant would manage this workspace directly under a
similar model. This proposal would satisfy draft LP Policy ED2 and LLP Policy ED2(d) in that it
would provide flexible office accommodation of varying sizes.

10.20

Policy E2 also states that where there is a loss of existing business space, it must be demonstrated
that there is no reasonable prospect of the site being used for business purposes; or an equivalent
amount of B Use Class business space is re-provided in the proposal which is appropriate in terms
of type, use and size, incorporating existing businesses where possible, and include affordable
workspace where appropriate. The development would satisfy this part of the policy by providing a
large uplift B use class space and include an element of affordable space. This is discussed below.
Affordable workspace

10.21

Policy E3 of the draft LP identifies the need in certain instances for workspaces maintained at rents
below market rate. These spaces could be for specific sectors that have social or cultural value,
disadvantaged groups, start-ups, among others. The policy advises Boroughs to consider detailed
affordable workspace policies in light of local evidence of need and viability. Accordingly, in
Lambeth’s draft new Local Plan, Policy ED2 requires major developments that include B1
floorspace to provide a portion of affordable workspace depending on its location. In Waterloo, the

requirement is that 10 per cent of B1 floorspace shall be discounted at 50 per cent of market rents
for a period of 15 years.
10.22

Although the policy is still in draft and has limited weight, the applicant proposes to provide an
element of affordable workspace. However, instead of providing a separate area within the building
for affordable workspace, the applicant proposes to provide discounted memberships to the
managed workspace discussed earlier. These include:





Virtual & Community
Flexible
Fixed Desks
Offices

10.23

Those with discounted memberships would be part of the same ‘ecosystem’ of businesses and
receive the same benefits and access to support and networking opportunities. Provided in this
way, the affordable element would be indistinguishable from the market element and be truly
‘pepper-potted’ throughout the scheme. The intention is that businesses with discounted
memberships would be supported to grow through the ecosystem. A discounted membership
model is acceptable in principle subject to the same value being secured as that required by the
draft policy.

10.24

In order to demonstrate equivalence with the draft policy. The applicant would be required to
provide a mix of memberships at discounts that would be equivalent in value to providing 10 per
cent of the B2 floorspace at 50 per cent discount. This is calculated by first determining the amount
of rent that would be lost by discounting 10 per cent of the floorspace by half over 15 years.
Affordable area:
Total office net internal area x 10 per cent = 11,079sqm (119,250sft)
Cost to applicant:
A–B=C
Where:
A = Value of full market rent
B = Value of discounted rent
C = cost to applicant
Cost to applicant:
A – B = C = £33.27m

10.25

The calculation shows that the cost of providing discounted floorspace to meet draft LLP Policy
ED2 is £33.27m. Therefore, the applicant would be required to provide a mix of memberships that
would be financially equivalent to £33.27m. Officers in the council’s Business and Inward
Investment team have reviewed these figures and consider them acceptable. This discounted
floorspace would be secured by a s106 agreement.

10.26

As it would be at least five years before the development would be occupied it would not be
appropriate to agree the exact membership mix now as market conditions and the nature of the
demand for affordable workspace is likely to change. Consequently, the council would secure a
Workspace Management Plan (WMP) for agreeing the membership mix at a later stage.

10.27

The WMP would ensure that the full £33.27m of subsidy would be used to provide the discounted
memberships. This equates to £2,218,000 per year. 50 per cent of this amount each year would be
required to be spent on a fixed number of discounted memberships to be agreed with the council.

This would be to ensure a diverse mix is provided and that a minimum number of discounted fixed
office memberships are provided as there is a particular need for these in Lambeth. For the other
50 per cent, the applicant would be given flexibility over how this would be spent. However, the
applicant would be always be required to spend the full £33.27m over the 15 years.
10.28

The table below sets out the minimum number of each membership type required in any
membership mix.
Table 1 - Fixed mix of discounted memberships to be secured each year:
Membership type

Virtual & Community

Fixed
minimum
required
each year
103

Flexible

75

Fixed desk
Offices

20
212

10.29

The table shows the value of each of the discounts based on the proposed market rate for each
membership. The sum of these discounts over 15 years equates to c.£16.64m, which is half of the
total £33.27m subsidy. The other half of the subsidy can be distributed flexibly among the different
membership types according to demand at the time.

10.30

The initial mix of memberships would be informed by an initial marketing exercise and then agreed
with the council. After five years, the membership mix would be reviewed and changed if needed.
This would occur again after ten years.

10.31

It should also be noted that draft Policy ED2 only seeks discounts on the cost of rent. Businesses
would still be subject to pay the full cost of any business rates and service charges. However,
under the model proposed here, the membership fee would cover not just rent but would include
business rates and service charge. Therefore, when the discount is applied to a membership, there
would be a reduction in overall running costs, not just rent. This results in greater affordability for
eligible businesses.

10.32

The workspace management plan would also set the criteria for businesses that would be eligible
for these discounted memberships. The criteria would be aimed at the types of businesses listed in
the supporting text to draft LLP Policy ED2:


Start-ups and early stage businesses across the creative and digital industry (CDI) sectors
requiring specialist support and / or equipment to develop and grow their enterprise. These
businesses typically require time-limited support.



Businesses focussed on creative production (for example, artists, designer makers, musicians
and fashion) requiring larger than average ratio of workspace area to employees or making a
special contribution to the character and cultural identity of local areas. These businesses
typically require below market rents for long periods or in perpetuity in higher value areas.



Not for profit and / or charitable organisations supporting Lambeth’s CDI economy and
providing significant social value. This includes education providers and organisations whose
primary purpose is to support disadvantaged groups and tackling economic inequality through
CDI related activity. These businesses typically require below market rents for long periods or
in perpetuity in higher value areas. Lambeth has many world-renowned cultural institutions and
a large number of Arts Council funded charitable organisations with ‘National Portfolio
Organisation’ status that typically and increasingly require below market space.



Businesses that would not otherwise be able to pay staff the London Living Wage given the
high level of commercial rent and business rates.

10.33

Once the workspace is set up and operational, the applicant would report annually to council
showing how the scheme is performing and how the applicant is meeting its obligations.

10.34

The total value of the discount and the workspace management plan would be secured by a s106
agreement. Officers are satisfied that this proposal for discounted memberships would provide the
same benefit as that sought by draft LLP Policy ED2 by providing the same value in financial terms
as a scheme which provides 10 per cent of its office space at a 50 per cent discount. The proposal
would therefore provide an acceptable affordable workspace element. The workspace proposal
would also satisfy policy P14 of the draft SoWN Neighbourhood Plan.
Flexible commercial use

10.35

A flexible Class A1, A2, A3, A4, A5 and D2 (7,986sqm) use is sought for the ground and first floors
so that the full range of town centre uses could be provided in response to future demand. Flexible
A1/B1 (171sqm) and A1/A3/A4/B1 (743sqm) areas are also sought for office lobbies on the
promenade level. These are intended to accommodate small retail kiosks and a café/restaurant/bar
to compliment the office use.

10.36

Although a flexible consent is sought the applicant proposes caps on the floor areas for each use
across the ground and first floors. The proposed caps are set out in the table below. The caps are
not intended to prescribe a particular mix but instead are intended to prevent any single use from
dominating the development. The table shows the maximum area that one use could occupy
ground and first floors. For example, A4 uses could only occupy a maximum of 20 per cent of the
flexible commercial area. For A2 uses, the floor area could not exceed 10 per cent. The caps are
maximums, the sum of which would exceed the actual floor area of the flexible commercial space.
As such, it would not be possible for all uses to reach their respective maximum.

Table 2 - Land use caps
Land use

A1
Shops
A2
Financial and professional
services
A3
Restaurants and cafes
A4
Drinking establishments

Gross internal floor
area (GIA) (sqm)

Cap as a percentage of total
ground and first floor area
(7,986sqm)

3,933

49%

798

10%

3,194

40%

1,597

20%

A5
Hot food takeaways
D2
Assembly and leisure

798

10%

3,194

40%

10.37

For the mixed A1/A3/A4/B1 743sqm area on the promenade level the A1/A3/A4 area would be
capped at 325sqm.

10.38

The proposed uses would be compliant with London Plan policies 2.10 and 2.11, which support
town centre uses within the CAZ. The proposed flexibility to provide units of different sizes would
be compliant policy P12 of the draft SoWN neighbourhood plan and the mix of uses would be
compliant with draft policy P17, which supports A1, A3 and D2 uses near Leake Street.

10.39

Under the Local Plan, the site allocation identifies the preferred use of this site as “office-led
development with a mix of central London activities including ground-floor active-frontage uses and
residential, with a new city square onto York Road”. The proposed flexible commercial space would
provide the mix of central London activities sought by the site allocation.

10.40

LLP Policy PN1(b) seeks to safeguard and promote the role of Lower Marsh/The Cut as a centre
for local needs and specialist independent retailing in the area. LLP Policy ED6 seeks to maintain
the primary retail function of the CAZ in the identified Lower Marsh/The Cut CAZ frontage. The
supporting text (para 6.25) to Policy ED6 explains that proposals for retail should be focussed in
the identified CAZ frontages but also explains that such proposals will be acceptable elsewhere in
the Central Activities Zone without the need for a sequential test, provided any impact on the
identified CAZ frontages is carefully considered first.

10.41

The applicant has submitted a Retail Impact Assessment to consider this impact. As the proposal is
for a flexible use, it is not possible to know the proposed amount of floorspace per each use class.
The applicant has therefore tested the retail impact of two scenarios: a retail-led scenario (which
maximises the amount of A1 floorspace) and a food and beverage led scenario (which maximises
the amount of A3-A5 floorspace).

10.42

The findings of the assessment indicated there would be a negligible impact on the Lower
Marsh/The Cut CAZ frontage. On the retail-led scenario, it noted that by 2026 the proposal would
draw £0.072m from the CAZ frontage and £0.022m in the food and beverage scenario. They have
calculated the percentage of this as a 0.69% and 0.16% impact, respectively. Further, the
applicants indicate that the scheme could improve the economic viability of the area by adding
workers and improving connectivity within Waterloo. It is therefore agreed that this impact would
be, at worst, be negligible. Given this, the proposed amount of retail floorspace is considered
acceptable.

10.43

The A3 and A4 uses would be supported by Policy ED7 subject to considerations of community
safety and amenity. These are discussed in sections 14 and 15.

10.44

LLP Policy ED7 permits A5 uses where they are not within 400m from the boundary of primary or
secondary school. This is to manage pupil’s access to unhealthy food options. The nearest school
is the Oasis Academy Johanna which is 380m walking distance from the entrance of the nearest
retail unit in the development. Although this is slightly less than 400m, this separation distance and
the development’s location on the other side of Waterloo Station are considered sufficient barriers
to avoid increasing pupils’ access to potentially unhealthy food options.

10.45

LPP Policy ED9 seeks to limit the concentration of A2 uses as follows:




no more than 15 per cent of total ground floor units within the town centre; or
no more than two in five consecutive premises

10.46

The explanatory text for the policy refers to the negative impact of betting shops, pawn brokers and
money shops on town centres as at the time the policy was written such uses fell under the A2 use
class. Since 15 April 2015, these uses were excluded from the A2 Use Class and are now Sui
Generis. These uses do not form part of the proposed development and would require a separate
planning application. However, the limits on over-concentration would still apply. As the site is in
the CAZ and not in an identified town centre, it would not be possible to determine the number of
ground floor units and whether more than 15 per cent are in A2 use as there is no town centre
boundary. It would be possible to limit concentration by applying the “two in five” limit set by Policy
ED9. However it is considered that the proposed cap on A2 floors to no more than 10 per cent of
the development would achieve the same outcome.

10.47

The final use sought is D2 (assembly and leisure) up to a maximum of 3,194sqm. Given the flexible
nature of the permission sought, it is not known what D2 use this would be. Leisure uses are
supported in the CAZ under LLP Policy ED6. LLP Policy S2 supports new community premises,
which can include D2 uses, where:
i)
ii)

iii)

10.48

the site or buildings are appropriate for their intended use and accessible to the
community;
the location, nature and scale of the proposal, including hours of operation, do not
unacceptably harm the amenities of the area through noise, disturbance, traffic
generation, congestion, local parking or negative impacts on road safety; and
buildings and facilities are designed to be flexible, adaptable and sited to maximise
shared community use of premises, where practical.

The proposed development has been designed to provide maximum flexibility and would be
appropriate for a variety of leisure uses. The potential impacts of the development under (ii) and (iii)
above are discussed elsewhere in this report are considered to be acceptably mitigated.
Consequently, the principle of a D2 use is acceptable.
Conclusion

10.49

The proposed office and flexible commercial uses are acceptable having regard to the planning
policies and other material considerations discussed above.

11

Design

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. The
assessment that follows has been made within this context. This section will assess the design of
the proposed development and the following section will discuss the design’s impact on heritage
assets.
Layout

11.2

The proposed building has a long and narrow footprint reflecting the shape of the site and the
strategic aim to optimise its development potential. Each of its frontages would face onto the public
realm so the site can be considered to be an ‘island site’ with no conventional rear elevation. The
proposed design has responded to this context by providing active frontages to each of its sides,

including along the new public square, and limiting the extent of ‘dead frontage’ to the necessary
service entrance on part of the Leake Street frontage.
11.3

The layout also responds to the need for additional public realm by providing additional space in
front of Victory Arch, a new pedestrian route along the Curve and a new public space known as
Waterloo Square at the centre of the site. This would be complemented by the promenade, which
would provide an alternative elevated landscaped route from the station through the building and
down to Waterloo Square. Together these interventions in the public realm would create new
pedestrian desire lines that would reduce emphasis on York Road and instead encourage
pedestrians to move through site via the Curve or Waterloo Square if heading southwest. This
would provide a legible alternative to the route currently provided by the footbridge across York
Road. This is discussed in more detail in section 17.

11.4

Together these interventions into the public realm and the building’s layout would accord with the
design principles of the Site Allocation by:







11.5

Creating a varied footprint
increasing the ground level permeability of the site with access to Waterloo Station
providing active frontages along primary routes with secondary frontages facing Waterloo
Station and on Waterloo Square
creating a new area of public open space onto York Road
providing enhanced east–west pedestrian links to the station forecourt and new entrances
into Waterloo Station in the façade facing the development
creating secondary streets adjacent to Waterloo Station and through Waterloo Square;

The proposed layout is considered to be a logical response to the constraints of the site and the
objectives of the Site Allocation. It is acceptable having regard to LP Policies 7.4, 7.5 and 7.6 and
LLP Policies Q5, Q6, Q7 and PN1.
Height and massing
Figure 12 - 3D model of proposed building with completed Southbank Place development behind

11.6

The proposed building reaches a height of 31 storeys (130.15m AOD) at its northern end and steps
down to 12 storeys (54.2m AOD) at its southern end.

11.7

LP Policy 7.7 states that tall buildings should be limited to sites in the CAZ, opportunity areas and
or town centres that have good access to public transport. The Mayor’s Waterloo Opportunity Area
Planning Framework (2007) provides specific guidance and identifies the site as suitable for a tall
building. This is because the site is next to a transport interchange and a tall building would make
best use of the transport availability and the resulting opportunity for density. A tall building would
also improve legibility by marking the centre of activity in Waterloo and better deliver the strategic
aim for growth in the Opportunity Area.

11.8

LLP Policy Q26 supports tall buildings subject to a number of criteria. These are discussed in more
detail in section 13 but a key criterion is that tall buildings are supported where they are not located
within areas identified in the Local Plan as “inappropriate” for tall buildings. The site does not fall
within such an area but instead falls under an area identified as being “sensitive to” tall buildings. In
such areas there will be places where the erection of a tall or large buildings will have no adverse
impact. However, there are likely to be other locations were the impacts are so adverse that tall or
large buildings will be considered inappropriate. Therefore, individual proposals must be
considered on a case by case basis. The Site Allocation for Elizabeth House makes no explicit
reference to height but the multiple mention of “towers” in the design principles implies that a tall
building could be accepted on the site.

11.9

The proposed massing, which has the tallest element at the northern end of the site is dictated by
sensitive heritage settings and is a logical response to the intensity of activity by focusing the
greatest mass nearest to the principal entrance to Waterloo Station (Victory Arch) where itt would
aid legibility by marking the location of Waterloo station. The building would also contribute to an
emerging cluster of tall building established by the Southbank Place development. The building is
3.2m taller than the tallest building at Southbank Place and together they would form a coherent
cluster.

11.10

From its northern end, the building steps down incrementally to 12 storeys at its southern end
response to the sensitivity of key views from Parliament Square. In this respect, the building would
have a very similar silhouette to the consented scheme. This comparison is discussed in more
detail in section 12. This stepping also relates positively to the lower height of existing development
on Leake and Chicheley Streets. The stepped arrangement eases this transition and reflects a
similar design approach used for the Southbank Place.

11.11

The massing of the building at its lower floors responds to the varying ground level context around
the site. At the northern end next to Victory Arch Square, the lower floors would be pulled back and
upwards away from Victory Arch in a cantilevered arrangement. This would ‘frame’ and emphasise
the presence of Victory Arch and provide new vantage points for it to be appreciated. The resulting
articulation is continued upwards to break up the mass into a series of slender vertical sections.

11.12

Towards the east the massing of the building would follow the curve of the former Waterloo
International Terminal (WIT). This form makes the clear the building’s complimentary relationship to
the WIT building and creates a legible pedestrian route to and from the station.

11.13

On York Road to the west, the building mass would be broken up by the new Waterloo Square, the
semi-open and set back promenade level and two vertical façade indentations towards the
southern end of the building. Further articulation is provided by a large supporting A-frame
structure behind the façade that would be visible along the York Road elevation.

11.14

A simpler massing arrangement is proposed to the south on Leake Street reflecting the smaller
frontage and more conventional streetscape at this part of the site.

11.15

The height and massing of the building have been carefully designed and is considered to be
appropriate responses to the site’s context and the design principles set out in the Site Allocation.
In this respect, the proposal is compliant with LP Policies 7.4, 7.5, 7.6 and 7.7 and LLP Policies Q5,
Q6, Q7, Q26 and PN1.
Materials and detailed design

11.16

The constraint-led and contextual approach to height and massing discussed above is further
expressed through the proposed materials and façade details.

11.17

On the side facing Victory Arch Square a simple façade of curtain glazing is proposed. For the
east, west and south elevations, glazing would be framed by a regular grid of off-white fins and
panels which, when viewed obliquely, give the building a solid and subdued appearance. The
arrangement and density of the fins has been given particular thought in relation to the views from
the Westminster World Heritage Site. Visual interest would be maintained by variations to the grid
so that as the building rises, the grid becomes smaller and finer grained. This tempers the sense of
bulk as well as responds to practical requirements to mitigate solar gain.

11.18

The proposed fins and panels would be powder-coated metal in an off-white colour. This material
would give the building a pale appearance in distant views and soften the building’s presence on
the skyline, particularly when viewed from Parliament Square.
Figure 13 - Proposed window detail

11.19

A different material and façade treatment is proposed at street level. The ground and first floors
would be framed by a series of concrete arches to ground the building in the streetscape and with
contrast the lightness of the upper floors. Arches were chosen as a reference to the railway
viaducts seen throughout Waterloo. The arches also divide the extensive frontage of the building
into a series of shopfront bays. This creates a regular rhythm at street level that breaks down the
mass of the building into a form that integrates well with the existing streetscape. The arches would
encompass the entire perimeter of building except for its southern end towards Leake Street. Here,
the ground and first floor façade would be expressed as a series of concrete columns that would

follow the lines of the grid above. This would anchor the building and mark the end of the openness
of the promenade level.
Figure 14 - Visualisation of proposed building looking north along York Road

11.20

The office lobbies on the promenade would be fully glazed to maintain the sense of openness that
characterises this part of the building. The promenade level would also be where the structural
frame supporting the building would be visible. The exposed elements would be highlighted in
colour to celebrate the engineering behind the building. The frame is proposed as green but the
exact finish would be secured by condition.

11.21

Policy P11 of the draft SoWN neighbourhood plan requires facades of new development to be
treated with a permanent anti-graffiti coating. When assessing the materials submitted for approval
under condition 32, officers will ensure that appropriate measures are taken to reduce the risk of
graffiti.

11.22

In conclusion, the proposed materials and façade treatment are considered to be high quality,
visually attractive and supportive of local distinctiveness having regard to LP Policy 7.6 and LLP
Policies Q5, Q7 and Q8.

Impact on strategic and local views
11.23

The impact of the development on the surrounding townscape is discussed in this section. The
impact on heritage assets is discussed section 12. The submitted Environmental Statement
incudes a detailed townscape assessment. The selection of views that were assessed were
agreed with officers and Historic England.

11.24

Strategic views are those identified in the London View Management Framework designated by the
Mayor of London. The development would be visible in the following strategic views:




Alexandra Palace: the viewing terrace – south-western section (LVMF1A.1)
Parliament Hill: the summit – close to the orientation board (LVMF 2A.2)
Kenwood: the viewing gazebo (LVMF 3A.1)
















11.25

Primrose Hill: the summit – the orientation board (LVMF 4A.2)
Greenwich Park: the General Wolfe Statue – north east of the statue (LVMF 5A.2)
Lambeth Bridge: the downstream pavement – at the centre of the bridge (LVMF 19A.1)
Parliament Square: south-west – the traffic island north during day and night (LVMF 27A.1)
Parliament Square: south-west – the traffic island south during day and night (LVMF
27A.2)
The Serpentine: the Bridge – at the centre of the bridge (LVMF 23A.1)
St James’s Park: The Blue Bridge during summer, winter and at night (LVMF 26A.1)
Westminster Bridge: City of Westminster bank (LVMF 18B.1)
Westminster Pier: the orientation plaque (LVMF 8A.1)
Victoria Embankment: between Westminster and Hungerford bridges (LVMF 20A.1)
Golden Jubilee/Hungerford Footbridges: upstream – close to the Westminster bank
(LVMF17A.2)
Victoria Embankment: between Waterloo and Hungerford Bridges – at Cleopatra’s Needle
(LVMF 20B.1)
Waterloo Bridge: upstream close to the Westminster bank (LVMF15A.2)
Waterloo Bridge: upstream close to the Lambeth Bank (LVMF 15A.1)
Southwark Bridge: upstream – at the City of London bank (LVMF 12A.2)

Policy 7.12 of the London Plan states that:
“New development should not harm, and where possible should make a positive
contribution to, the characteristics and composition of the strategic views and their
landmark elements. It should also preserve or enhance viewers’ ability to recognise
and to appreciate strategically important landmarks in these views and, where
appropriate, protect the silhouette of landmark elements of World Heritage Sites as
seen from designated viewing places.”

11.26

For almost all the above views the impact, whether positive, neutral or negative, would be either
negligible or minor in magnitude due to the building being partially or completely obscured, or very
far from the viewpoint. The views which would experience more than a minor impact are discussed
below.

11.27

The development would have a ‘minor to moderate’ impact on LVMF view 18B.1, which is from the
western end of the footway of Westminster Bridge. In this view the development would appear to
the right of the Southbank Place development. Together with Southbank Place it would form a
coherent cluster and it would maintain sufficient separation from the spire above County Hall. For
these reasons the impact would not result in harm to the quality of this view.

Figure 15 Visualisation of LVMF view 18B.1 from Westminster Bridge. The proposal is centre-right
in the image

11.28

The development would have a ‘minor to moderate’ impact on LVMF view 15A.2, which is from
Waterloo Bridge near the north bank. In this view the northern end of the development would be
visible to the left of the Southbank Place development and together they will appear as a coherent
cluster marking the location of Waterloo station. As such, the impact would not harm the quality of
the view. The development would have a ‘minor to moderate’ impact on LVMF view 15A.1 as this
view is also from Waterloo Bridge but on the Lambeth side. There would be no harm to the quality
of the view for same reason as view 15A.2.

Figure 16 - Visualisation of LVMF View 15A.1 from Waterloo Bridge. The proposal is in the centre
of the image.

Figure 17 - Visualisation of LVMF View 15A.2 from Waterloo Bridge. The proposal is in the centre
of the image

11.29

The development would be visible in LVMF view 27A.2, which is from the pedestrian island in the
southwest corner of Parliament Square. In this view, the building would be visible to the right of
Portcullis House and beyond County Hall. It would have a very similar silhouette as the extant
scheme but because of its lighter colour materials and rounded edges, the building would be much
less noticeable and therefore an improvement. However, the building would still occupy
approximately a third of the skygap between Portcullis House and the Elizabeth Tower and for this
reason it would have a minor adverse impact. As this view relates to a heritage asset, this impact is
also discussed in heritage terms later in this report.
Figure 18 - Visualisation of LVMF View 27A.2 from Parliament Square (in 2012). The proposal is in
the centre of the image, just to right of Portcullis House.

Impact on local views
11.30

Policy Q25 of the Lambeth Local Plan identifies a number of protected local views. The site falls
within the panoramic view north from Brockwell Park to the city and the development would be
visible in distance as part of varied skyline, partially screening Southbank Place. The impact would
be negligible to minor. In the view from Norwood Park the development would be far in the distance
and difficult to see. The impact would be negligible.
Views conclusion

11.31

The impacts on strategic and local views are acceptable.

12

Impact on heritage assets

12.1

The beginning of the Agenda Pack contains a summary of the legislative and national policy
context for the assessment of the impact of a development proposal on the historic environment
and its heritage assets. This is in addition to Lambeth Local Plan and London Plan policies. The
assessment that follows has been made within this context.

12.2

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.

12.3

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

12.4

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.

12.5

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.

12.6

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.

12.7

Where more than one heritage asset would be harmed by the proposed development, the decisionmaker also needs to ensure that when the balancing exercise in undertaken, the cumulative effect
of those several harms to individual assets is properly considered.

12.8

What follows is an officer assessment of the extent of harm which would result from the proposed
development to the scoped heritage assets provided by the applicant as part of its submission. This
includes Conservation Areas, Listed Buildings and the Westminster World Heritage Site. Both an
individual assessment against each heritage asset as well a cumulative assessment is provided.
This is then followed by an assessment of the public benefits of the proposals.
Impact on Westminster World Heritage Site

12.9

The Westminster World Heritage Site (WWHS) is a designated heritage asset. World Heritage
Sites are designated by the United Nations Educational, Scientific and Cultural Organisation
(UNESCO) as they are deemed to be of Outstanding Universal Value and acknowledged to be of
international significance. The WWHS consists of Westminster Palace, Westminster Abbey and St
Margaret’s Church.

12.10

LP Policy 7.10 states that development should not cause adverse impacts on World Heritage Sites
or their settings. In particular, it should not compromise a viewer’s ability to appreciate its
Outstanding Universal Value, integrity, authenticity or significance. This is continued in LLP Policy
Q19.

12.11

The WWHS does not have a formally defined setting or ‘buffer zone’ however Parliament Square is
within the immediate setting and the LVMF includes two sets of views: 27A which is from the south-

west corner and 27B which is form the north side of the square. The assessment of the impact will
be begin with the impact as seen within these LVMF views.
12.12

As discussed earlier, the development would be visible in LVMF view 27A.2 (see

12.13

Figure 18 above), which is from the pedestrian island in the southwest corner of Parliament
Square. In this view, the building would be visible to the right of Portcullis House and beyond
County Hall. It would have a very similar silhouette as the extant scheme but because of its lighter
colour materials and rounded edges, the building would be much less noticeable and therefore an
improvement. However, the building would still occupy approximately a third of the skygap between
Portcullis House and the Elizabeth Tower and for this reason it would have a minor adverse impact
on this view. As the WWHS is a heritage asset, the impact must be determined to be either ‘no
harm’, ‘less than substantial harm’ or ‘substantial harm’ as per the NPPF. In this instance the
impact is considered to be ‘less than substantial harm’.

12.14

The building would be visible in LVMF view 27A.1, which is from the pedestrian island in the southwest corner of Parliament Square between the UK Supreme Court and Westminster Abbey. The
tallest part of the development would not be visible in this view but the top of its middle section
would peak out from the behind the roofs of Portcullis House and County Hall. However, the
distance, proposed materials and detailed design of the building would help it recede into the
background. Elizabeth Tower, Portcullis House and County Hall would remain the dominant
elements. There would be no harm to this view.
Figure 19 - Visualisation of LVMF View 27A.1 from Parliament Square. The proposal is just visible
above County Hall in the background

12.15

The building would not be visible in 27B which consists of two views from the north side of
Parliament Square.

12.16

Although the LVMF identifies specific views from within Parliament Square, earlier advice from
UNESCO and the Planning Inspector in respect of South Bank Place stressed that the impact on

all views must be considered. Accordingly, the environmental statement includes an assessment of
a number of undesignated views.
12.17

Starting from the south-east corner of Parliament Square, the Southbank Place development is
visible in the sky gap between Portcullis House and the Elizabeth Tower. Together with Southbank
Place the proposed development would fill most of this gap. The southern end of the proposed
building would ‘touch’ the Elizabeth Tower at a low level. Moving slightly west to the footway
opposite the southern side of Parliament Square, the view between Portcullis House and the
Elizabeth Tower narrows and it would be completely filled by Southbank Place and the proposed
development. However, the view of the proposed building would be largely blocked by a trees in
New Palace Yard even when not in leaf.
Figure 20 - Visualisation of view from Parliament Square southern pavement. The proposal is
obscured by the trees in the centre of the image.

12.18

Continuing west, the next view is from the footway leading to the great north door of Westminster
Abbey. This view is located within the WWHS. In this view, the proposed building would occupy
more of the skygap and its visual attachment to the bottom of the Elizabeth Tower would be most
apparent.

Figure 21 - Visualisation of view from grounds of Westminster Abbey. The proposal is between the
Elizabeth Tower and Portcullis House.

12.19

As one moves north away from Westminster Abbey the gap between the tallest elements of the
proposed building and Elizabeth Tower widens but there would still be some visual attachment to
the lower levels to the Elizabeth Tower. If one continues north crossing the road to the pavement
on the south side of Parliament Square there would be no visual attachment as the building would
be just to the right of Portcullis House and well clear of Elizabeth Tower.

Figure 22 - View from outside Westminster Abbey

Figure 23 - View from south side of Parliament Square

12.20

Officers consider the impact on the above undesignated views would result in ‘less than substantial
harm’ to the setting and outstanding universal value of the WWHS. This is due to the intrusion into
the skygap between Portcullis House and Elizabeth Tower apparent in the views discussed above.
The extent of intrusion would be the same as the extant scheme however the proposed light
coloured materials and reserved architectural form, including the rounded edges, would give the

proposed development a calmer and more recessive appearance. The proposal would cause less
harm than the consented scheme but the harm would still be ‘less than substantial’.
12.21

Historic England have assessed the proposal and agree that there would be no further
encroachment on the WWHS compared to the consented scheme. They state that:
“Whilst the replacement development would undoubtedly have a significant impact on
London’s skyline, within the context of the approved redevelopment of Elizabeth
House and the other tall building developments in the area, Historic England does not
wish to formally object to these proposals.”

12.22

Westminster City Council has objected to the proposed development and in its objection it states
the development would cause harm to the setting and outstanding universal value of the WWHS
due to the impact of its height and bulk on views from Parliament Square. Westminster’s objection
does not define the level the harm. Officers agree that there would be some harm as explained
above but consider this harm to be ‘less than substantial’.

12.23

As per para. 196 of the NPPF, where a development would lead to less than substantial harm this
harm should be weighed against the public benefits of the proposal. This weighing exercise is
carried out at the end of this section.
Impact on Listed Buildings

12.24

There are listed buildings both near the application site and further away that would have their
settings affected by the visibility of the development.
Palace of Westminster (Grade I)

12.25

The Palace of Westminster includes the Elizabeth Tower and the impact the development would
have on its setting is discussed above in terms of it being a World Heritage Site. The same analysis
is applied to the impact on the Palace of Westminster as a Listed Building and officers consider the
development would cause ‘less than substantial harm’ to its setting.
Horse Guards and environs (Grade I)

12.26

Horse Guards is to the west of the site and the development would rise just above the roofline of
the Ministry of Defence building to a similar extent as the Southbank Place development. However,
the buildings of Whitehall would remain dominant in this view and there would be no harm to this
setting.
Foreign and Commonwealth Office (Grade I)

12.27

The Foreign and Commonwealth Office is to the west of the site in Westminster. When viewed from
the St James’s Park the proposal would be very slightly visible behind the building’s tower. There
would be no harm to its setting.
Somerset House (Grade I)

12.28

Somerset House is to the north and a key view is from within the courtyard. The development
would not be visible in this view and therefore there would be no harm to its setting.
Waterloo Bridge (Grade II*)

12.29

This is a 20thcentury bridge and its setting is characterised by evolving urban development on both
sides of the Thames. The distance from the proposed development and the intervening
development mean there would be no harm to its setting.
County Hall (Grade II*)

12.30

County Hall is to the south-west and key views of its setting are from Victoria Embankment and
Parliament Square. The development would be visible in the periphery of the view from Victoria
Embankment as part of the emerging cluster of tall buildings around Southbank Place. The
development would be visible behind County Hall in the views from Parliament Square discussed
earlier. In both instances, the development would be in the backdrop to County Hall and would not
adversely affect its setting. There would be no harm to its setting.
Royal Festival Hall (Grade I)

12.31

Royal Festival Hall has a low, relatively solid form hugging the river. The impact on its setting is
best assessed using LVMF view 20B.1, which is from the north bank of the Thames between
Waterloo Bridge and Westminster Bridge. In this view, the proposed building is almost completely
screened by the Southbank Place development. Only a small sliver of the northern elevation of the
proposal is visible behind one of the towers. For this reason there would be no harm to the setting
of the Royal Festival Hall.

12.32

It should be noted that Historic England identified an improvement over the consented scheme in
this respect. In its comments it stated:
“…that the proposed design would have greater articulation to the facades and
slenderness of form in contrast to the solidity of the approved scheme, and this has
resulted in a modest improvement in some views such as those assessed from the
Victoria Embankment towards the Grade I listed Royal Festival Hall.”

The National Theatre (Grade II*)
12.33

The National Theatre is to the northwest and the development would be visible behind it in views
from the north bank of the Thames. The development would rise up directly behind the National
Theatre and be seen as a continuation of the tight cluster of buildings at Southbank Place.
Although this would be a change to the setting of the National Theatre, the change would not be
harmful.

St John’s Church, Waterloo Road (Grade II*)
12.34

St John’s Church is to the north-east on the on Waterloo Road. The development would be visible
in the background of the church when viewed from the east. In the view from Whittlesey Street, the
church’s spire is already viewed against development and while the proposal would add more
development to this view, the effect would not be harmful. From the corner of Cornwall Road and
Secker Street, the church spire would no longer be appreciated in silhouette against the sky.
However, this is not a key location to view this church as the view experience is a kinetic one – this
location is not one to pause or congregate on Cornwall Road. Furthermore, there would be some
distance between the spire and the proposed development. This distance would create a clear
contrast and the spire and proposal would be understood as separate forms. For these reasons
there would be no harm to the setting of St John’s Church.
Early to mid-19th Century Terraced Cottages Roupell Street and Environs (Grade II)

12.35

The terraced houses on Roupell Street and Whittlesey Street are characterised by a strong and
unified built form and they are listed as a group. Their background is characterised by modern
development and views along these streets looking west are terminated by the existing Elizabeth
House and the South Bank towers. The proposed development would be of a larger scale than the
existing Elizabeth House but would continue to be understood as part of the existing urban
backdrop. There would be no harm to the setting of these listed buildings.

12.36

Historic England does not object to the proposed development but in its comments it states that in
its opinion the increased size of the proposal would result in harm to the “modest scale and unified
character” of the brick terraces. Historic England did not identify the degree of harm in its
comments. Officers do not agree that there would be any harm for the reasons set out above.
However, if members were to consider that there was harm, this harm would be ‘less than
substantial’ and must be weighed against the public benefits of this proposal. This weighing
exercise is carried out at the end of this section.
Figure 24 - View along Roupell Street looking south-west

Stamford Street and Aquinas Street (Grade II)
12.37

Stamford and Aquinas Street both contain listed terraces. The existing Elizabeth House and the
Southbank Place towers are visible in views looking east. Although the proposed development
would increase the amount of development visible in this view, it would not change the existing
modern character of the setting to these Listed Buildings. There would be no harm to their setting.
Royal Waterloo Hospital (Grade II)

12.38

This building is on the north side of the IMAX gyratory and forms part of an urban block. Its setting
is dominated by existing development on the gyratory and it would not be harmed by the proposed
development.
5 Whichcote Street (Grade II)

12.39

This building is an early 19th Century cottage to the northeast adjacent to the railway viaduct. Its
setting is dominated by the adjacent bus stops, gyratory and IMAX cinema. The proposed
development would be visible in views from the east but its visibility would be understood as part of
the existing heavily urbanised context to this building. There would be no harm to its setting.
Victory Arch, Waterloo Station (Grade II)

12.40

Victory Arch is adjacent to Elizabeth House and the existing setting to the Arch is very poor. The
proposed development would be set back from the arch to make it more visible and provide more
vantage points for it to be appreciated in the public realm. This would expose the brick flank wall of
the arch. It is therefore proposed to re-face this elevation with stone cladding. These interventions
would better reveal the arch’s architectural and historic interest and the impact would be beneficial.
The works to the arch would be secured by a s106 legal agreement and would be subject to a
separate listed building consent application.
General Lying-in Hospital (Grade II)

12.41

The General Lying-in Hospital is to the south on York Road, opposite Forum Magnum Square. Its
setting is characterised by high density urban development. The proposal would not change this
and would not harm its setting.
The former Waterloo Road Fire Station, Waterloo Road, Nos. 133 to 155 Waterloo Road and The
Royal National Theatre Studio, Nos. 83-101 The Cut (Grade II) and Old Vic Theatre (Grade II*).

12.42

These buildings are to the east on the opposite side of Waterloo station. Their setting is dominated
by the station and existing development on Waterloo Road the Cut. The proposed development
would be visible in the background to these buildings but it would not harm their setting.
South of the River Sculpture, Becket House (Grade II)

12.43

This is a listed sculpture on Lambeth Palace Road. It has very limited and localised setting which
would not be affected by the proposal. As a result there would be no harm to its setting.
River Wall, Balustrade and Lamp Standard by County Hall (Grade II) and Southbank Lion (Grade
II*)

12.44

These structures are in front of County Hall and their setting is very limited. They would therefore
not be affected by the proposal and there would be no harm to their setting.
Westminster Objection

12.45

In its objection Westminster City Council state that:
“The proposed development by reason of its height, bulk and design will harm the
settings of a number of listed buildings including the Palace of Westminster, Royal
Festival Hall, National Theatre, County Hall, Horse Guards and the Foreign and
Commonwealth Office.”

12.46

The impact of the development on the setting of these listed buildings has been discussed above.
Officers consider that there would be no harm to any of these Listed Buildings except for the
Palace of Westminster, to which there would be less than substantial harm to its setting.

Impact on Conservation Areas

12.47

The site is not in a conservation area but the development would be visible in the settings of a
number of conservation areas.
South Bank Conservation Area

12.48

The South Bank Conservation Area is immediately to the west on the opposite side of York Road.
The Southbank Place development falls within the conservation area and is characterised by
modern development that is peripheral to the heart of the conservation area, which is focussed on
the landmark buildings along the Queen’s Walk. The proposed development would be visible in
distant views of the conservation area from the City of Westminster. However, the building would
be largely screened by the Southbank Place development and understood as part of this emerging
cluster of towers. There would be no harm to the setting of this conservation area.
Roupell Street Conservation Area

12.49

Roupell Street Conservation Area is tightly drawn around the uniform terrace houses on Theed,
Whittlesey and Roupell Streets. The setting of this conservation area is characterised by modern
development and west facing views along these streets are terminated by the existing Elizabeth
House and the Southbank Place towers. The proposed development would be of a larger scale
than the existing Elizabeth House but would continue to be understood as part of the existing urban
backdrop. There would be no harm to the setting of this conservation area.

12.50

As discussed earlier in respect of the listed buildings in this conservation area, Historic England’s
view is that the increased size of the proposal would result in harm to the “modest scale and unified
character” of the brick terraces. Historic England did not identify the degree of harm in its
comments. Officers do not agree that there would be any harm for the reasons set out above.
However, if members were to consider that there was harm, this harm must be weighed against the
public benefits of this proposal. This weighing exercise is carried out at the end of this section.
Waterloo Conservation Area

12.51

The Waterloo Conservation Area is adjacent to the Roupell Street Conservation Area and share
the same urban setting. The existing Elizabeth House and the Southbank Place towers are visible
in views looking east, particular along Stamford Street. Although the proposed development would
increase the amount of development visible in this view, it would not change the existing modern
character of the setting of this conservation area and no harm would be caused.
Lower Marsh Conservation Area

12.52

The Lower Marsh Conservation Area is on the opposite side of Waterloo Station and its setting is
characterised by large scale and varied urban development. The proposed development would be
visible in views from this conservation area but would form part of the existing urban backdrop. It
would not be harmful to its setting.
Mitre Road and Ufford Street Conservation Area, Lambeth Walk and China Walk Conservation
Area, Walcot Conservation Area, Lambeth Palace Conservation Area and Albert Embankment
Conservation Area

12.53

The proposed development may be glimpsed in views from these conservation areas where it will
be seen as part of the emerging cluster of tall buildings at Waterloo. It will not cause any harm to
the heritage significance of any of these conservation areas.
Strand, Savoy and Whitehall Conservation Areas

12.54

These three conservation areas are located along the north bank of the Thames within the City of
Westminster. The proposed development would be visible in views across the river towards
Waterloo. At present the low linear forms of Queen Elizabeth Hall, the Whitehouse Apartments,
Royal Festival Hall and County Hall are off-set by the verticality of the Shell Tower, Southbank
Place and the London Eye. All of these buildings share a Portland Stone or pale grey palette and
most have solid elevations punched with openings. The proposed building would be largely
screened by the Southbank Place development or seen as part of a tight cluster of tall buildings
centred on Waterloo Station. There would be no harm to the settings of these three conservation
areas.
Westminster Abbey and Parliament Square Conservation Area

12.55

The Westminster Abbey and Parliament Square Conservation Area contains the Westminster
World Heritage Site and the impact on its setting would be the same as that discussed in relation to
the WWHS (see earlier discussion on the impact on the WWHS). The proposal would result in
intrusion into the skygap between Portcullis House and Elizabeth Tower in views from Parliament
Square. Consequently, the development would cause ‘less than substantial’ harm to the setting of
this conservation area.

12.56

The extent of intrusion would be the same as the consented scheme however the proposed light
coloured materials and reserved architectural form, including the building’s rounded edges, would
give the proposed development a much calmer and recessive appearance. So although the
proposal would cause less than substantial harm, the harm would be less than the consented
scheme.
Registered Parks and Gardens of Special Historic Interest (RPGSHI)

12.57

There are no RPGSHI within 500 metres of the site. The nearest within Lambeth is Lambeth
Palace Garden. All other RPGSHIs within one kilometre are in the City of Westminster. In each
case, the existing settings are characterised by large scale buildings typical of central London. The
proposed development would be seen as part of this existing context and there would be no harm
to the heritage significance of these spaces.
Non-designated heritage assets: locally listed buildings

12.58

Locally Listed Buildings are ‘non-designated heritage assets’ under the NPPF. Para. 135 of the
NPPF states that the effect of an application on the significance of non-designated heritage asset
should be taken into account in determining the application. In addition LLP Policy Q23 seeks to
retain, preserve, protect, safeguard and where desirable, enhance non-designated heritage assets.
Shell Centre tower

12.59

The original Shell Centre tower is screened to a large degree from the site by the emerging
Southbank Place towers. Its context is therefore of modern development. If the proposed
development is noticed or glimpsed the impact would be neutral. There would be no harm to its
setting.
The North and South Blocks of County Hall (between Belvedere Road)

12.60

These buildings are to the south along York Road. The proposed development steps down in
height towards Leake Street and the higher quality of architecture compared to the existing building
and the improvements to the public realm would have a beneficial impact on the setting of these
locally listed buildings.

The Queen Elizabeth Hall, Purcell Rooms, Hayward Gallery Complex
12.61

The proposed development would be visible in views from the rear of these buildings and in views
from Waterloo Bridge. This complex has a distinct and robust appearance and there would be a
clear contrast with the lighter coloured vertical forms of Southbank Place and the proposed
development. This contrast would ensure they are seen as separate elements in the townscape
with no detraction from the setting of the complex. There would be no harm to their setting.
Whitehouse Apartments

12.62

The Whitehouse Apartments are located on the west side of the IMAX gyratory. The taller northern
end of the proposed development would be visible beyond the railway viaduct next to Waterloo
Station. Although the proposal would be larger than the existing building, it would be of higher
architectural quality and be seen as part of the new cluster of tall buildings in this location. There
would be no harm to the setting of this locally listed building.
The Old School, Exton Street, The Christian Alliance Centre, Secker Street, and St John’s
Churchyard The White Hart Public House, No. 29 Cornwall Road, The Wellington Public House,
Nos. 81 – 83 Waterloo Road, No.7 Exton Street, No. 24 Cornwall Road

12.63

These buildings are to the northeast of the site and their relationship to the proposed development
is similar to that of the Whitehouse Apartments in that the development would be seen beyond the
railway viaduct, although visibility would be more limited. There would be no harm to the setting of
these buildings as the proposed development would be of greater quality than the existing
Elizabeth House and would be seen as part of the emerging cluster.
Non-designated heritage assets: archaeology

12.64

Non-designated heritage assets also include archaeological assets and the same policy approach
applies. Policy 7.8 of the London Plan emphasises that the conservation of archaeological interest
is a material consideration in the planning process. LLP Policy Q23 requires proper investigation
and recording of archaeological remains.

12.65

The site is within an area of archaeological interest and there is potential for archaeological
remains to be present on the site. A desk-based assessment has been submitted with the
application and reviewed by the Greater London Archaeological Advisory Service (GLAAS).
GLAAS has advised that any risk to archaeological remains can be managed by a planning
condition securing a scheme of further investigation prior to commencement. Subject to this
condition there would be no harm.
Impact on heritage assets: summary

12.66

The impact of the development on heritage assets has been assessed and the results are
summarised in the table below.
Table 3 – Summary of harms to heritage assets
Designated Heritage Asset
Westminster World Heritage Site
Palace of Westminster (Grade I)
Horse Guards and environs (Grade I)
Foreign and Commonwealth Office (Grade I)

Degree of harm
Less than substantial
Less than substantial
None
None

Somerset House (Grade I)
Waterloo Bridge (Grade II*)
County Hall (Grade II*)
Royal Festival Hall (Grade I)
The National Theatre (Grade II*)
St John’s Church, Waterloo Road (Grade II*)
Early to mid-19th Century Terraced Cottages Roupell Street and
Environs (Grade II)
Stamford Street and Aquinas Street (Grade II)
Royal Waterloo Hospital (Grade II)
5 Whichcote Street (Grade II)
Victory Arch, Waterloo Station (Grade II)
General Lying-in Hospital (Grade II)
South of the River Sculpture, Becket House (Grade II)
River Wall, Balustrade and Lamp Standard by County Hall (Grade II)
and Southbank Lion (Grade II*)
South Bank Conservation Area
Roupell Street Conservation Area
Waterloo Conservation Area
Lower Marsh Conservation Area
Strand, Savoy and Whitehall Conservation Areas
Westminster Abbey and Parliament Square Conservation Area
Registered Parks and Gardens of Special Historic Interest
Non-designated Heritage Asset
Shell Centre tower
The North and South Blocks of County Hall (between Belvedere
Road)
The Queen Elizabeth Hall, Purcell Rooms, Hayward Gallery
Complex
Whitehouse Apartments
The Old School, Exton Street, The Christian Alliance Centre, Secker
Street, and St
John’s Churchyard The White Hart Public House, No. 29 Cornwall
Road, The Wellington Public House, Nos. 81 – 83 Waterloo Road,
No.7 Exton Street, No. 24 Cornwall Road
Archaeology

None
None
None
None
None
None
None
None
None
None
None
None
None
None
None
None
None
None
None
Less than substantial
None
Degree of harm
None
None
None
None
None

None

12.67

Officers have identified three instances of ‘less than substantial harm’ and taken cumulatively the
harm would be still be ‘less than substantial’.

12.68

As discussed earlier, it is Historic England’s view that there would be also harm to the setting of
Roupell Street Conservation Area and the setting of the Listed Buildings within that conservation
area. Officers do not agree that there would be harm.

12.69

As per para. 196 of the NPPF, where a development would lead to less than substantial harm this
harm should be weighed against the public benefits of the proposal.

12.70

Assessment of harm versus benefits

12.71

The proposed development is considered to deliver the following public benefits:


















146,170 (GIA) of new high quality office floorspace (a net increase of 103,487sqm (GIA)
compared to the existing development), including a 9,290sqm managed workspace
£33.27m worth of subsidised memberships to the workspace over 15 years for Lambeth
micro, small and medium enterprises in the creative and digital industries, not-for-profits and
charitable organisations
8,900sqm of high quality flexible retail, commercial and leisure space (a net increase of
6,950sqm compared to the existing development) to support the creation of a new
commercial destination in Lambeth
An estimated 11,095 new jobs (9,715 fulltime equivalent), which would be a net increase of
8,860 compared to the existing development
Supporting an estimated 1,670 construction jobs, creating the equivalent of 865 full-time
roles
An employment and skills plan and associated contribution of £3,670,410 to help Lambeth
residents take advantage of the new employment and training opportunities
An estimated £13.1 million per year of increased expenditure in the local economy
Transformative improvements to the public realm including a new square at the main
entrance to Waterloo Station, a new publicly accessible route along the Curve, a new public
square on York Road, a publicly accessible promenade, enhanced crossings across York
Road and an overall improvement in material quality
New pedestrian routes through the site towards Waterloo station and supporting the success
of the Waterloo International redevelopment
A building of high architectural quality to replace the existing poor quality building on site
A building which better reveals the heritage significance of Victory Arch and deliver the refacing of its flank wall to improve its appearance
Facilitating and contributing to the “once in a generation” opportunity to provide step free
access to the Northern Line
Delivery of a net zero carbon development

12.72

Officers have had special regard to the desirability of preserving listed buildings and their settings
and any features of special architectural or historic interest which they possess; the desirability of
preserving or enhancing the character and appearance of the conservation area; and have
considered any adverse impact on the WWHS and its setting and a viewer’s ability to appreciate its
Outstanding Universal Value, integrity, authenticity and significance. Officers have had regard to
the statutory presumption against granting planning permission for development which would harm
a heritage asset. Mindful of these considerations, it is officers’ view that the above public benefits
would outweigh the ‘less than substantial harm’ caused by the development.

12.73

Historic England have identified harm to certain heritage assets where officers consider that there
would be no harm. If members were to agree to Historic England’s view, then officers consider that
this harm would be ‘less than substantial’ and that it would be outweighed by the above public
benefits. It should also be noted that Historic England have not objected to the proposal.

13

Tall buildings

13.1

LP Policy 7.7 relates specifically to tall buildings and states that they should not have an
unacceptably harmful impact on their surroundings. It sets out a number of criteria that refer to
matters discussed elsewhere in this report but for are collected here for ease of assessment.

Table 4 - Assessment against LP Policy 7.7
Policy 7.7 criterion
(a) generally be limited to sites in the Central
Activity Zone, opportunity areas, areas of
intensification or town centres that have good
access to public transport

Scheme response
The application site is within the CAZ, Waterloo
Opportunity Area and has excellent access to
public transport.

(b) only be considered in areas whose
character would not be affected adversely by
the scale, mass or bulk of a tall or large
building

The local area is characterised by large
development and the proposal would form part
of an emerging cluster of tall buildings.

(c) relate well to the form, proportion,
composition, scale and character of
surrounding buildings, urban grain and public
realm (including landscape features),
particularly at street level;
(d) individually or as a group, improve the
legibility of an area, by emphasising a point of
civic or visual significance where appropriate,
and enhance the skyline and image of London

The building would have its tallest elements at
its northern end as part of the emerging cluster
and step down to lower scale development to
the south. The building would relate positively
to the street and greatly improve the public
realm.
The highest element of the building would be
located next to the main entrance to Waterloo
station and its visibility would mark this location
as the centre of activity in the area.

(e) incorporate the highest standards of
architecture and materials, including
sustainable design and construction practices

The proposed building would be of the highest
architectural quality with a carefully considered
material palette.

(f) have ground floor activities that provide a
positive relationship to the surrounding streets

The ground floor would consist almost entirely
of active frontages that would enliven the
surrounding streets and public realm.
The proposal would deliver a transformed
public realm that would provide new and
improved routes across the site and into
Waterloo Station.
The roof terraces would not be publicly
accessible but the development would provide
publicly accessible space at promenade level.

(g) contribute to improving the permeability of
the site and wider area, where possible

(h) incorporate publicly accessible areas on
the upper floors, where appropriate

Roof terraces are commonly connected with a
commercial use (e.g. bar or café) and it was
considered more appropriate to focus these
uses to the active frontages on the lower floors.
(i) make a significant contribution to local
regeneration.

13.2

The development would transform the built
environment particularly the public realm,
provide new high quality office space, including
affordable workspace and provide new retail
and leisure opportunities.

LLP Policy Q26 also relates to tall buildings sets out a number of policy requirements. These are
addressed in the table below:

Table 5 - Assessment against LLP Policy Q26
Policy Q26 criterion
(a)(i) they are not located within areas
identified as inappropriate for tall buildings
in Annex 11;
(ii) there is no adverse impact on the
significance of strategic or local views or
heritage assets including their settings;

(iii) design excellence is achieved (in
terms of form, silhouette, materials,
detailing etc.);
(iv) the proposal makes a positive
contribution to the townscape and skyline
either individually to form a distinctive
landmark or as a contribution to a group;
(v) they are of the highest standards of
architecture and materials; and
(vi) it does not have an unacceptably
harmful impact on its surroundings
including microclimate, wind turbulence,
noise, reflected glare, aviation, navigation
and telecommunication or broadcast
interference.
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Scheme response
The site is not in a location identified as
inappropriate for tall buildings.
The development would cause ‘less than
substantial harm’ to some strategic views
from Parliament Square, the Westminster
World Heritage Site and its associated Listed
Buildings and Conservation Area.
The proposed building has an excellent
design with a silhouette, materials and
detailing that are sensitive to heritage
concerns and the local context.
The proposal would be form part of a
coherent cluster of tall buildings visible on
the skyline that would mark the location of
Waterloo Station and the focus of activity in
the area.
The proposed building would be of the
highest architectural quality and a carefully
considered material palette.
The development would not cause
unacceptably harmful impacts in these
respects.

Amenity for Neighbouring Occupiers
Daylight, Sunlight and Overshadowing

14.1

LP Policy 7.8 requires development to not cause unacceptable harm to the amenity of surrounding
land and building, particularly residential buildings. LLP Policy Q2 supports developments if it
would not have an unacceptable impact on level of daylight sunlight on the host building and
adjoining property.

14.2

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.

14.3

Further guidance is provided in the NPPF:
“Authorities should take a flexible approach in applying policies or guidance relating to
daylight and sunlight, where they would otherwise inhibit making efficient use of the
site (as long as the resulting scheme would provide acceptable living standards).”
(para. 122)

14.4

The Housing SPG (2016) advises that BRE daylight and sunlight guidelines should be applied with
an appropriate degree of flexibility and sensitivity to higher density housing development, especially
in opportunity areas, town centres, large sites and accessible locations. While this guidance refers
to housing, the principle of applying flexibility in certain areas, such as an opportunity area, to
achieve higher density development is considered applicable in this instance.

14.5

Finally, recent guidance in the NPPG in making effective use of land states that
“in areas of high-density historic buildings, or city centre locations where tall modern
buildings predominate, lower daylight and daylight and sunlight levels at some windows may
be unavoidable if new developments are to be in keeping with the general form of their
surroundings (Paragraph: 007 Reference ID: 66-007-20190722 July 2019)”

14.6

The application is supported by a detailed daylight, sunlight and overshadowing assessment that
models the impact of the scheme relative to the following three scenarios:





14.7

The current baseline with Southbank Place fully built in order to calculate the impacts of
the proposed development on current conditions
The current baseline with Southbank Place fully built and the previous consented scheme
in place in order to calculate the additional or lessened impacts compared to the consented
scheme
The cumulative baseline baseline with Southbank Place and the consented residential
development at 10 Leake Street fully built and the previous consented scheme in place in
order to calculate the additional or lessened impacts compared to the cumulative baseline

The submitted assessment describes the magnitude of the effect on daylight, sunlight and
overshadowing as follows:
Table 6 - Magnitude of effects
Effect satisfies BRE
guidelines (up to 20%
reduction
Negligible

Effect does not satisfy the BRE guidelines

20.1% to 30%
reduction
Minor adverse

30.1% to 40%
reduction
Moderate adverse

More than 40%
reduction
Major adverse

14.8

When determining the significance of the impact on a dwelling or group of dwellings, Appendix I of
the BRE guide, which provides guidance for use in EIAs, notes that it is important to consider the
number of impacts that are outside the BRE guidelines, the magnitude of the impacts and the
margin by which they are outside, the sensitivity of the receptors (in terms of the strength of their
requirement for daylight and sunlight), whether the receptors have other sources of light and
whether there are particular reasons why an alternative, less stringent, guideline should be applied
(as advised in Appendix F of the BRE guide). The submitted assessment takes a similar approach,
albeit with a number of additional factors taken into consideration.

14.9

Following assessment of existing surrounding development and Southbank Place, the assessment
puts forward a series of alternative target values based on a contextual analysis of the site. These
are:






Vertical sky component: 13% VSC (when ignoring balconies), except for Southbank Place
where target of 4% to 5% VSC from ground floor upwards is proposed (the BRE standard
target is 27% VSC)
Daylight distribution/no-sky line: 50% of the room area (the BRE standard target is 80%)
Annual probable sunlight hours: 15% APSH annually (the BRE standard target is 55%
APSH annually of which 5% APSH should be in the winter months).

14.10

The above methodology and alternative target values were reviewed by an independent consultant
appointed by the local planning authority. The council’s consultant agrees that these alternatives
targets for this site are reasonable given its location in the Waterloo Opportunity Area and the
acceptance of VSC values in the mid-teens across many inner urban environments in London. The
alternative target of four to five per cent for Southbank Place is low but it should be noted that
firstly, the units in that development are typically lit by large windows, which compensate for lower
levels of VSC. Secondly, the proposed alternative target has been derived from an assessment of
the daylight levels that were accepted for Southbank Place at the time it was consented by the
council and Planning Inspector. Levels of around four to five per cent were accepted given the
context of the site’s location next to a transport interchange and within an Opportunity Area.

14.11

Officers agree that the above alternative targets are reasonable given the specific circumstances of
this development.

14.12

The assessment identified the neighbouring properties that might be affected. Given the central
London location, many of the properties identified are retail, office or other non-residential uses.
Under the BRE guidelines commercial properties do not have a reasonable expectation of daylight
and sunlight. Consequently, only the impact on residential properties is discussed here.

14.13

The residential properties considered are set out and shown on the plan below. No other residential
properties would be affected.






14.14

County Hall North Block
Southbank Place, Belvedere Gardens
Southbank Place, 4 Casson Square
Southbank Place, 1 Casson Square
The Whitehouse Apartments

The residential properties considered are set out below. No other residential properties would be
affected.

Figure 25 - Map of affected residential properties
1.
2.
3.
4.
5.

County Hall North Block
Southbank Place, Belvedere Gardens
Southbank Place, 4 Casson Square
Southbank Place, 1 Casson Square
The Whitehouse Apartments

Impact on daylight
County Hall North Block (east elevation)
Figure 26 - 3D model of County Hall North Block showing east elevation

14.15

County Hall North Block is to the south-west of the site on York Road and Chicheley Street. Its east
and north elevations would be affected by the proposed development. On its east elevation, out of
127 windows, 67 per cent would experience a negligible or minor impact in terms of VSC. 21 per
cent would experience a moderate impact and 11 per cent would experience a major impact.

14.16

Of the rooms which experience a moderate or major impact 25 are bedrooms and 16 are living
rooms. However, if compared against the alternative target values discussed above, the number
which would not meet this threshold of acceptability of 13 per cent VSC falls to two bedrooms and
five living rooms.

14.17

In respect of the two bedrooms, these are located on the first and second floors and set back within
a recess. The projecting wings either side of these window self-obstruct the daylight to these
rooms. If the projections were removed these windows would retain a VSC around 15 per cent,
which is above the alternative target value. For the five living rooms, these are located on the
ground floor and would achieve a retained VSC of 11.99 to 12.67 per cent, which is just under the
alternative target of 13 per cent.

14.18

The VSC assessment also included a comparison with the consented scheme. Figure 27 below
compares the average VSC values across the elevation between the consented and proposed
schemes. For example, on the ground floor, the average VSC with the consented scheme would be
14.52 per cent and under the proposed scheme the value would be 12.98 per cent, a reduction of
1.54 per cent in absolute terms. The reduction increases to 2.03 per cent on the sixth floor. These
reductions compared to consented scheme are considered to be minor.

Figure 27 - Comparison of VSC values for consented and proposed schemes.

14.19

In terms of NSL, which measures daylight distribution within a room, 85 per cent of rooms will meet
BRE guidelines. Of the 18 rooms that do not meet the BRE target, 16 serve bedrooms, which in
accordance with the BRE guidelines have a lesser requirement for daylight. The remaining two
rooms are living rooms. One of them would retain an NSL of 47 per cent, which is just under the
alternative target of 50 per cent. The other would retain an NSL of 55 per cent, which exceed the
alternative target.

14.20

In summary, the majority of windows and rooms would meet the BRE guidelines for VSC and NSL.
Where there are moderate or major impacts, most affected rooms would meet the alternative
targets. In two cases, the room’s location in a recess results in disproportionate impacts. Finally,
compared to the consented scheme, the additional impact would be low and acceptable.
County Hall North Block (north elevation)

Figure 28 - 3D model of County Hall North Block North elevation

14.21

On the north elevation, 88 per cent of windows would meet the BRE guidelines for VSC and 2 per
cent would experience a minor impact. The remaining 10 per cent would experience a major
impact. The windows that would experience a major impact serve 18 rooms within six flats. These
rooms consist of kitchens and bedrooms. Five of these rooms, which are bedrooms, are recessed
from the main elevation whereby the massing of the building surrounding these windows will selfobstruct the daylight to these rooms. Of the remaining 13 rooms most would retain a VSC above or
close to the alternative target value. The lowest retained value is 10 per cent. The living areas to
these flats would each retain a VSC value of at least 17 per cent, which exceeds the alternative
target.

14.22

Figure 29 below shows the average retained VSC values across each floor for the consented
scheme and the proposed scheme. Compared to the extant permission, the proposed scheme
would result in VSC values that are around 1 per cent lower in absolute terms. This is considered
to be a minor additional impact.

Figure 29 - Comparison of VSC values for consented and proposed schemes.

14.23

In terms of NSL 85 per cent of rooms will meet the BRE guidelines. Of the 23 rooms which would
experience an adverse effect, three would be minor, four would be moderate and 16 would be
major. 18 of these rooms are kitchens and bedrooms within six flats. These rooms actually face
east with only their living room facing north. The living rooms to these flats would all meet the
alternative target of 50 per cent.

14.24

The remaining rooms are four on the first floor and one on the eighth floor. The rooms on the first
floor are located in recessed area of a building which means that existing NSL levels are much
lower and any percentage reduction would be disproportionate. Without the recess the impact
would be minor at most. The room on the eighth floor is bedroom that would meet the alternative
target.

14.25

In summary, the vast majority of windows and rooms would meet BRE guidelines for VSC and NSL
under the scenario with the proposed development in place. Where there are moderate or major
impacts, in many cases the impact is due to the room being recessed. For those properties that
would experience such impacts, their living rooms would retain acceptable daylight levels.
Southbank Place, Belvedere Gardens

14.26

Belvedere Gardens is in the south-west corner of the Southbank Place development. All windows
will meet BRE guidelines in terms of VSC. For NSL all but one room would meet the guidelines
however, given all windows meet VSC requirements, the overall impact is negligible.
Southbank Place, 4 Casson Square

Figure 30 - 3D Model of 4 Casson Square, south elevation to the left and York Road elevation to
the right

14.27

4 Casson Square is immediately opposite the application site on York Road. Its facades have
extensive glazing which meant that 1,640 window were assessed for VSC. 48 per cent of windows
would meet the BRE guidelines in terms of VSC. Four per cent would experience a minor impact,
four per cent a moderate impact and 44 per cent a major impact.

14.28

Due to the sheer number of windows it is more meaningful to understand the impact by number of
rooms. Of the 334 rooms in the building, 43 rooms would have all their windows meet BRE
guidelines. 108 rooms would have the main window that serves the room meet BRE guidelines. So
together 151 room can be understood to have VSC that would meet BRE guidelines. When
compared against the alternative target values for Southbank Place set out earlier, 56 rooms would
comply. This leaves 127 rooms that would not meet the BRE guidelines or alternative targets.
These are located on the elevations that face east towards the application site and south towards
the commercial towers of Southbank Place.

14.29

On the York Road elevation, the instances where the VSC would not meet the 4 per cent target
vary across the elevation. For example, on the first floor the value ranges from 3.34 per cent to
5.49 per cent. To understand the overall impact to each floor, an average can be taken. This is
shown in Figure 31 below. On each floor, the average VSC would meet the alternative target value.

Figure 31 - Average VSC values for lower floors of 4 Casson Square, York Road elevation.

14.30

Figure 32 below compares the average VSC values of the consented and proposed schemes. At
the lowest floor, the further reduction in VSC is limited to around one per cent. The difference
increases on the higher floors but the retained values still exceed the alternative target value for
Southbank Place of 4 per cent.
Figure 32 - Comparison of VSC values for consented and proposed schemes.

14.31

On the south elevation, the majority of rooms would have retained values below the 4 per cent
alternative target. However, these VSC results are similar to what would have resulted from the
consented scheme. When the application for Southbank Place was assessed, the earlier proposal
for Elizabeth House had been approved and the daylight impacts on Southbank Place were known.
VSC values below 4 per cent on this elevation were accepted. The additional impact of the
proposed development is small. For example, a room on the first floor of the south elevation (one of
the most impacted) would have a retained VSC of 2.23 per cent. The proposed scheme would
reduce this to 0.89 per cent, which in absolute terms is a 1.4 per cent reduction, which is a small
actual reduction.

14.32

In terms of NSL, 57 per cent would meet BRE guidelines. Five per cent would experience a minor
impact, five per cent a moderate impact and 33 per cent a major impact. Of the total 335 rooms
assessed, 122 out of 335 would experience a moderate or major impact and would not meet the

alternative target value of 50 per cent retained NSL. However, this is true under the existing
scenario for 90 of these rooms. This means that the proposed development would cause 32 rooms
to no longer meet the alternative target values.
14.33

Of these 32 rooms, five are located in recessed areas of the building. If the recesses were not
present, these rooms would achieve 98 per cent NSL. The remaining 27 rooms are predominantly
located on the south-east corner of the building closest to the proposed development. The
consented scheme would have resulted in reductions of around 80 per cent and the reductions
caused by the proposed development would be similar.

14.34

A further analysis was undertaken using Average Daylight Factor (ADF), which takes into account
factors such as the size of a window in relation to the size of the room; the reflectance of the walls;
and, the nature of the glazing and number of windows. As such, it can be a more realistic measure
of daylight if the above factors are known. ADF is measured as a percentage and the target values
are as follows:




Bedrooms 1 per cent
Living rooms 1.5 per cent
Kitchens 2 per cent

14.35

Where a room has more than one use i.e. a kitchen/living room/dining room, the higher of the ADF
values for the uses should be used. However, as modern proposed apartments generally have
deep living/dining/kitchens it is considered appropriate to consider whether the room without the
kitchen area would achieve the suggested standard for a living room (1.5 per cent ADF). This
percentage criteria has therefore been applied to all rooms that are not kitchens only (except
bedrooms which are 1 per cent).

14.36

In the existing situation, 160 rooms (100 living rooms and 60 bedrooms) meet the target values.
The proposed development would result in six fewer bedrooms meeting the target values. This is
considered to be minor overall impact and certainly of lower magnitude than the impact on VSC
discussed above.

14.37

In summary, given the existing the context of the site, the levels of daylight accepted when South
Bank place was consented and the impact compared to the extant permission for Elizabeth House,
the impact of the proposed development is acceptable.
Southbank Place, 1 Casson Square,

Figure 33 - 3D Model of 1 Casson Square, York Road elevation shown

14.38

1 Casson Square is opposite the application site and is immediately to the north of 4 Casson
Square.

14.39

656 windows face the site and in terms of VSC, 29 per cent of windows would meet the BRE
guidelines and 7 per cent would experience only a minor impact. 21 per cent would experience a
moderate impact and 43 per cent would experience a major impact.

14.40

As with 4 Casson Square, most rooms are served by numerous windows so it is more meaningful
to understand the impact by number of rooms. Of the 216 rooms, 42 would have all their windows
meet BRE guidelines. If the main windows which serve the room only were assessed, an additional
27 rooms would meet BRE guidelines. When assessed against the alternative target values, an
additional 91 rooms would pass.

14.41

The remaining 56 rooms which do not meet the alternative targets are on the southern elevation of
the building only – the rooms that face York Road would meet the alternative target values. The
rooms on the south elevation are directly opposite 4 Casson Square, which is 28 storeys high and
causes a significant level of shading. While these rooms would not meet the BRE or alternative
target values, the retained VSC values would be similar to those that would result from the
consented scheme. For the rooms that would have the lowest daylight with the consented scheme
in place, the VSC values would be around one per cent less in absolute terms if the proposed
scheme was built. This would be a minor reduction.

14.42

In terms of NSL, 148 rooms would meet the BRE guidelines or experience a minor impact only and
15 rooms would experience would meet the alternative target value. The remaining 53 rooms
experience a moderate to major impact and would not meet the alternative target value. However,
all of these rooms do not meet the alternative target in the existing scenario.

14.43

An ADF analysis was undertaken for 1 Casson Square as well. Under the existing scenario, of the
rooms would be affected by the proposed development, 188 bedrooms and 102 living rooms would

meet the target values. In the proposed scenario, 20 fewer bedrooms and 18 fewer living rooms
would pass. Although there would be this reduction in the number of rooms meeting ADF targets,
the impact is less apparent than that shown by the VSC assessment, which has been discussed
above.
14.44

In summary, the impact on daylight can be accepted given the context of the site, the levels of
daylight accepted when South Bank place was consented and the impact compared to the extant
consent for Elizabeth House.
The Whitehouse Apartments

14.45

The Whitehouse Apartments are located to the north of the site, on the west side of the IMAX
gyratory. In terms of VSC 91 per cent of its windows would experience a negligible impact. 8 per
cent would experience a minor impact and less than one per cent (i.e. one window) would
experience a moderate impact. This moderate impact to this window is due to its being setback and
under an overhang. If these elements are taken into account, the impact is considered to be minor.

14.46

In terms of NSL, all but one window would experience a negligible impact. The one exceptional
window would experience only a minor impact.

14.47

The proposed development would therefore cause no significant impact on the daylight to this
building.
Sunlight

14.48

The impact on sunlight was assessed for the same residential properties assessed for daylight.
Only rooms which are orientated to with 90 degrees of due south are assessed as rooms facing
north would not receive sunlight in any scenario.
County Hall North Block (east elevation)

14.49

On the east elevation there are 119 living rooms and bedrooms which are oriented within 90
degrees of due south. Only four would fall short of the BRE guidelines. Three of these are
bedrooms that would meet the alternative target values for an urban area discussed earlier. The
remaining room is living room that only marginally fails the year-round sunlight target but would still
meet the alternative target value.

14.50

The overall impact is minor and acceptable.
County Hall North Block (north elevation)

14.51

The rooms within the north elevation of County Hall North block would not receive sunlight due to
their orientation with the exception of 18 rooms located on the corner of the building which have
windows facing east but within 90 degrees of due south. Of these rooms, five would meet BRE
guidelines. Of the remaining 13 rooms, eight would meet the winter target and the alternative target
values for year-round sunlight. The remaining five rooms are all bedroom located within recesses
that already block sunlight. If these rooms were flush with the elevation, they would retain good
levels of sunlight for an urban area.

14.52

The overall impact is minor and acceptable.
Southbank Place, Belvedere Gardens

14.53

This block within Southbank Place has 108 rooms which face the application site and have at least
one window within 90 degrees of due south. All of these rooms would meet the BRE guidelines.
Southbank Place, 4 Casson Square

14.54

In this building there are 335 rooms that face the site and have at least one window orientated
within 90 degrees of due south. 118 of these rooms would meet BRE guidelines, 11 rooms would
fall short of the winter target but meet the year-round sunlight target and 36 rooms would meet the
alternative target values for an urban area.

14.55

The remaining 164 rooms experience notable reductions and not meet the alternative target
values. The commercial building to the south, which forms part of Southbank Place, already blocks
much sunlight to these rooms. The proposed development would reduce sunlight to these rooms
but the retained levels of sunlight amenity would be similar to that to that caused by the consented
scheme. For these reasons the impact is considered to be acceptable.
Southbank Place, 1 Casson Square

14.56

1 Casson Square has 216 rooms that face the site and have at least one window orientated within
90 degrees of due south. 42 rooms would meet BRE guidelines. Of the remaining 174 rooms, 45
would meet the year-round target but would fall short of the winter sunlight target. These rooms are
considered to still enjoy a good level sunlight. A further 51 rooms would meet or exceed the
alternative target values for an urban area. For the remaining rooms that do not meet the
alternative targets, much of their sunlight is already blocked by other buildings in Southbank Place,
including 4 Casson Square. The proposed development would reduce sunlight to these rooms but
the retained levels of sunlight amenity would be similar to that caused by the consented scheme.
The Whitehouse Apartments

14.57

Of the 73 of rooms that are oriented within 90 degrees of due south, 59 would pass BRE
guidelines. Of the remaining 14 rooms, 12 would experience only a minor impact. The remaining
two rooms are a kitchen and bedroom. The kitchen would marginally fail the winter sunlight target
but would have a year-round APSH of 21 per cent, which exceeds the alternative target value of 15
per cent. The bedroom is located beneath an overhang which blocks sunlight. If this overhang was
not present the bedroom would retain a good level of sunlight.

14.58

It is therefore considered that there would be an overall minor and acceptable impact on the
Whitehouse Apartments.
Overshadowing

14.59

An assessment was undertaken of the potential impact on sunlight to existing external amenity
spaces shown in Figure 34 below.

Figure 34 - Location of neighbouring amenity areas

A.
B.
C.
D.
E.

14.60

Jubilee Gardens
West Whitehouse amenity space
East Whitehouse amenity space
St John’s Church
Casson Square

The assessment shows that the impact on all these spaces would fall within BRE guidelines in that
they would achieve the requisite two hours of sunlight on March 21st. The impact is therefore
negligible and acceptable.
Daylight, sunlight and overshadowing conclusion

14.61

The proposed development would cause reductions in daylight and sunlight for some neighbouring
properties. The impact compared to BRE guidelines , ranges from negligible to major adverse.
When compared against alternative target values that take into account consented light levels and
the local urban environment and policy context, the majority of rooms would retain acceptable
levels of daylight and sunlight for an urban area. Where there are instances of the alternative target
values not being met, particularly at Southbank Place, this is due to existing low daylight and
sunlight levels. Furthermore, the impact would be comparable to the consented scheme. The
proposed development is therefore considered to be acceptable in this respect.

Privacy and outlook
14.62

The nearest residential properties are 1 and 4 Casson Square and County Hall North block. These
are all to the west on the opposite side of York Road. The distance from Casson Square would be
at least 21.8m and the distance to County Hall North Block at least 23m. These distances are
considered sufficient to avoid harmful overlooking and would retain a similar outlook to these
residential properties as the existing situation.

14.63

There are no nearby residential properties to the north, east or south. There is planning permission
for a residential building at 10 Leake Street. The building to building distance would be 12.7m but it
would be at an angle. The view from the nearest property at 10 Leake Street is towards Waterloo
Station, which would remain clear. The proposed development would not intrude on this view and
the properties at 10 Leake Street would not feel unduly overlooked, given the dense urban context.

14.64

The development would not cause harmful overlooking or loss of outlook

Noise and Vibration
14.65

The proposed development is for office and flexible commercial space that includes retail and
restaurant, drinking establishment and leisure uses. These are common uses within central London
and would not cause undue noise impacts. Customers would not be permitted within the flexible
commercial units outside of 0730 to 2300 each day. Use of the roof terraces would not be
permitted outside of 0600 to 2300 each day. A Customer Management Plan would be required by
condition to set out how noise from customers or other sources, such as amplified music, is
managed.

14.66

Plant equipment would be subject to approval by condition and it would need to be demonstrated
that noise levels at one metre outside the window of any noise sensitive residential property are at
least 10dB below existing background levels.

14.67

Servicing would take place over 24 hours but the majority of servicing would take place within the
basement with servicing for some smaller vehicles taking place within the ground-level loading bay.
This would bay would still be an internal space. Consequently, all servicing would take place in an
enclosed environment to limit noise disturbance. The noise generated by servicing vehicles on
local roads would not be significantly higher than background levels as this is a busy part of central
London. However, the delivery and servicing plan required by condition will require the applicant to
use low emission and lower noise vehicles wherever possible to reduce noise generation.

14.68

The site experiences imperceptible levels of vibration and this would remain the case during the life
of the development.

14.69

Subject to appropriate conditions, the operation of the building would not cause unacceptable noise
or vibration impacts.

Light Pollution
14.70

The nearest buildings that contain residential accommodation and have the potential to be affected
by light pollution are those within Southbank Place and County Hall North Block. There would be
potential for adverse impacts on these properties if all of the light within the proposed building were
on throughout the night and no blinds were used in either the proposed building or the nearby
residential properties. This is an unlikely situation as much of the building is expected to be
unoccupied after 11pm and future tenants are likely to use blinds. However, a condition is
proposed to secure an intelligent lighting system which minimises the use of lights when not
required along with an overall strategy to reduce minimise light pollution in accordance with the
relevant Institute of Lighting Processional’s guidance. Subject to this requirement, the impact of the
development in this respect would be acceptable.
Solar Glare

14.71

Buildings with glazing on their exteriors have the potential to cause a hazard by reflecting sunlight
towards motorists and train drivers. The submitted environmental statement assessed this risk and
while there would be instances of reflected sunlight, it would be at an angle and brightness that
would not raise a significant risk and no mitigation would be required.
Amenity conclusion

14.72

The proposed development would cause an acceptable impact on amenity given policy
requirements, local context and other mitigating factors discussed in this section.

15

Designing Out Crime

15.1

The development would activate the local area with new public realm and active frontages. It would
result in greater activity and passive surveillance, all within a high quality physical environment.
These also would increase the perception of safety. The applicant has also liaised with the
Metropolitan Police in designing the development and they are satisfied that the development can
achieve Secured by Design Certification. The public realm would be designed with the appropriate
measures to minimise structural damage arising from vehicle impact. The building’s façade would
follow the relevant guidance to minimise any hazard in the event of impact to the glazing. The
servicing yard would be closed when not in use and secured by a barrier.

15.2

The proposal includes A3 and A4 uses and a customer management plan would be required by
condition to set out how the customers would be managed to prevent harm to amenity and
community safety.

15.3

In addition, the s106 agreement will secure a terrorism protection statement that will set out
appropriate counter-terror measures to be implemented in consultation with the Metropolitan
Police.

15.4

Subject to these conditions, the development would adequately mitigate risk to community safety.

16

Landscaping, Trees and Open Space

16.1

LP Policies 5.10, 5.11 and 7.19 support the provision of green landscaping in developments in the
interests of visual amenity, climate change mitigation and biodiversity. This is carried forward in
more detail in LLP Policy Q9.

16.2

LP Policy 7.21 states that existing trees of value should be retained and any loss as the result of
development should be replaced following the principle of ‘right place, right tree’. Wherever
appropriate, the planting of additional trees should be included in new developments, particularly
large-canopied species. Policy Q10 seeks to protect trees of significant amenity, historic or
ecological/habitat conservation value.

16.3

As discussed in section 11, the layout of the proposed development is designed to transform the
public realm and provide new routes around the site and through to Waterloo Station. As such, only
hard landscaping is proposed at ground level so that it would be robust to the expected high levels
of footfall. The landscaping would consist Yorkstone across the entire site to give a high quality
unified appearance. Granite would be used for pedestrian crossings and coloured asphalt for Cab
Road and Mepham Street. York Road, the Curve and Waterloo Square would be kept largely free
of street furniture with only cycle stands provided along York and Curve. This is to ensure free flow
pedestrians in what would be a busy area. Victory Arch Square would include stone benches. It
would also contain three new trees. There would be six new trees along Cab Road. The trees
would be sited to receive adequate sunlight and to frame views of Victory Arch from Sutton Walk.

16.4

At promenade level there would be a mixture of hard and soft landscaping. The main thoroughfare
through the promenade would consist of hardwearing pre-cast concrete planks that have been
formed with timbering shuttering to give texture. The social and seating areas would have
limestone flag paving and smaller sett paving. Ceramic tiles would be provided for the retail spillout areas on this level. Throughout the promenade would be precast concrete bench seating and
smaller steel and timber swivel seats, some of which would have bench tables. The intention is to
provide seating to socialise and relax as well as to work outside. The proposed landscaping would
be compliant with policy P4(b) of the draft SoWN neighbourhood plan in this respect.

16.5

There would be planting throughout the promenade to give it a strong green character. It would
include trees, shrubs, grasses and other ground cover. The species would be carefully selected to
suit the varying sunlight levels that the promenade would receive.

16.6

The roof terraces would be have a mixture of hard and soft landscaping. Only indicative plans are
shown at this stage but it would consist of areas of seating amongst grassed and planted areas. An
area of green roof would be provided at the southern end of the building. Details of the roof
terraces, along with all other landscaped areas would be submitted for approval under a condition
should permission be granted.

16.7

There are currently no trees or other vegetation on the site so the development would result in a
net increase in trees and greenery thereby improving amenity and making a contribution to climate
change mitigation, air quality improvement and biodiversity.

16.8

Regimes for the management and maintenance of the public realm would be set out in an Estate
Management Plan and Promenade Management Plan, to be secured by a s106 agreement.

16.9

The proposed landscaping scheme would be high quality and suited to the site and its function. It is
acceptable having regard to the above policies.
Urban Greening Factor

16.10

Policy G5 of the draft London Plan sets out an Urban Greening Factor (UGF) as means of
measuring the amount of urban greening a development provides. Commercial developments
should achieve a factor of 0.3, which equates to 30 per cent of the site area being provided an
urban greenery. The development would achieve a UGF of 0.31 primarily through the provision of
soft landscaping at promenade level as well as some elements of green roof and permeable
paving. The proposal is compliance with this draft policy.
Open Space

16.11

The site has no existing open space but is in an area of open space deficiency for district parks and
regional parks. The development would provide new public space in the form of the Curve,
Waterloo Square, the promenade and enhanced Victory Arch Square. It would also provide
extensive rooftop amenity space for the occupants of the building. The provision of public amenity
spaces at ground floor and private amenity space on upper floors would be compliant with policy
P4 of the draft SoWN neighbourhood plan.

16.12

The occupants of the building would have access to 3,675sqm of amenity space on the Promenade
and 5,581sqm of private amenity space at roof level. Together this would be 9,256sqm of space for
approximately 11,000 occupants. This would equate to 0.84sqm per occupant. For comparison, the
Southbank Place development would provide 0.34sqm of amenity space per office worker in that
development. Consequently, it is considered that the open space requirements for the occupants of
the building are largely met on-site. However, it is accepted that there would be some residual
demand on the open space provided by Jubilee Gardens due to its proximity. Therefore, officers
consider it appropriate to secure a financial contribution to its enhancement or maintenance. A
contribution was also agreed under the Southbank Place development however in this instance a
smaller contribution of £50,000 would be secured by the s106 agreement as the demand on
Jubilee Gardens is expected to be much lower. Subject to this contribution, the proposal would be
in compliance in Policy EN1 policies P2 and P19 of the draft SoWN Neighbourhood Plan.

17

Transport
Site context

17.1

The site is bounded by York Road, which is part of the Transport for London Road Network, Cab
Road, which is a private road and Leake Street, partly a Borough road, partly private. Access to the
site is currently via Cab Road and Leake Street.

17.2

The existing pedestrian environment is poor, particularly on the east side of York Road and on Cab
Road. The environment leading up to Waterloo Station is particularly poor. There is a signalised
crossing to Sutton Walk and the Chicheley Street Junction to the south has pedestrian crossings
on all arms. There is a footbridge over York Road that has been recently reopened following
construction of Southbank Place. The footbridge allows access from Waterloo Station through
Elizabeth House and down to York Road.

17.3

Conditions for cycling are poor. There are limited facilities for cycling on York Road which forms
the main access to the site and cyclists are expected to share the road with general traffic. There
are separated lanes on Wesminster Bridge Road junction and parts of the IMAX roundabout. Leake
Street, Belvedere Road and Lower Marsh do not have cycle lanes but are generally quieter streets.
A large cycle hire docking station is provided along Mepham Street and there are smaller docking
stations on Belvedere Road, Concert Hall Approach and to the east of the IMAX roundabout. There
is also public cycle parking at Waterloo Station.

17.4

The application site is next to Waterloo Station, which is the UK’s busiest railway station with
almost a hundred million entries and exits every year. The station is the terminus for rail serving
south-west London and beyond. The station is also served by the Northern, Bakerloo, Jubilee and
Waterloo & City Underground Lines as well as numerous bus services. For these reasons the site
benefits from a Public Transport Accessibility Level (PTAL) of 6b (Excellent), which is the highest
level. There is a bus stop adjacent to Elizabeth House on York and there are numerous other stops
in the local area serving many routes. There is also a coach stop on York Road.
Sustainable travel
Walking

17.5

As discussed in section 11, the proposed development would transform the public realm and
provide new pedestrian routes around and through the site. Currently, pedestrians from Waterloo
Station heading west must either exit through Victory Arch or use the footbridge from the station to
York Road. The area outside of Victory Arch is very a poor environment for pedestrians with
insufficient space, poor physical environment and a severe bottleneck created by the lift and stairs
to the IMAX subway.

17.6

The proposed development would provide a much larger (approximately 37 per cent larger), high
quality public realm in front of Victory Arch, “Victory Arch Square” that would be designed to
accommodate existing and projected numbers of pedestrians. The new square would also facilitate
a new access to Waterloo Station around the rear of Victory Arch. This would be secured by a s106
agreement. This access would be at both ground and station concourse level. In addition, the
Curve would provide a new pedestrian only route south along the western edge of the station,
following the curve of the former Waterloo International Terminal (WIT). This would be secured by
a s106 agreement. It would provide new pedestrian capacity for those travelling between the
station and destinations to the south and south-west. The Curve would also allow the new exits
from the station created by the WIT development to be fully utilised thereby reducing demand on
existing exits.

17.7

These new exits at WIT are all at ground level and would therefore encourage pedestrians within
the station to descend from concourse level to ground before exiting the station. This would reduce
demand on the Victory Arch exit and the footbridge from the station. However, for those

pedestrians who remain at concourse level, they would be able to walk directly to new development
via a bridge to replace the existing bridge between the station and the existing Elizabeth House.
This bridge would link into the Promenade, which would provide direct access into the building and
to the new public square in the middle of the site, known as “Waterloo Square”. It would be secured
by a s106 agreement. This square would provide a route across the site to York Road.
17.8

Together these new elements of public realm would support the existing desire line west from the
station towards Sutton Walk and create a new desire line south along the Curve to Leake Street or
through Waterloo Square towards Chicheley Street. As a result of these changes, the pedestrian
environment would be completely reshaped.
Figure 35 - Pedestrian flows with existing building and Waterloo International redevelopment
completed

Figure 36 - Forecast pedestrian flows with proposed development

17.9

The application proposes the removal of the existing footbridge over York Road and its removal
was consented under the extant permission. The bridge was part of a longer route connecting
Waterloo station with the Hungerford Bridge. Since the redevelopment of the Shell Centre, the
footbridge has been truncated to the east side of York Road. Policy T2 of the Local Plan 2015
states that pedestrian routes should normally be provided at street level and that Lambeth will seek

opportunities to replaced existing subways and foot bridges with safe routes at street level.
Furthermore, the Site Allocation for Site 5 - Elizabeth House seeks a “coherent design” for this site
to provide “a new street-level pedestrian route to replace the upper-level walkway from the station”.
17.10

Almost all of the objections to the planning application are against the removal of the footbridge. It
is understood that the footbridge serves a desire line that is created by the layout of the existing
Elizabeth House. However, as discussed above, the layout of the development would be such that
this desire line would be much reduced as it would be supplanted by other desire lines created by
the Curve, Promenade and Waterloo Square. These spaces would provide safe and attractive
routes for pedestrians that would direct them to existing signalised crossings. These existing
crossings would be widened to accommodate the extra footfall.

17.11

While the concerns of the objectors are noted, officers are confident that the development would
deliver a transformed public realm that would substantially remove the need for a footbridge and
provide a much improved pedestrian environment. The future design and layout of York Road
would consider any residual demand for crossing adjacent to the footbridge and how best to
accommodate this.

17.12

The following ‘heat map’ images below show how ground level pedestrian flows would be changed
by the proposed development. The colours from blue to yellow to red show increasing densities of
pedestrians. Under a scenario with the existing building and the WIT development completed, the
existing concentrations and bottlenecks along York Road and between Victory Arch and Sutton
Walk would remain.

17.13

Under the proposed scenario there would be more space available and more choices in pedestrian
routes. The heat map shows a more even distribution of pedestrians throughout the public realm
with less reliance on York Road in particular. There would still be some areas of high pedestrian
density immediately outside Victory Arch, on the pedestrian crossing to Sutton Walk and along the
western side of York. However, it must be noted that existing pedestrian flows are extremely high in
this location and the proposed scenario also accounts for the approximately 9,000 additional
occupants that the new building would accommodate. Given the high level of activity, some areas
of crowding would be unavoidable but the proposed development would result in improved
pedestrian flows while still accommodating additional development on this site.

Figure 37 – Heat map of ground level pedestrian flows for the existing plus WIT scenario (left) and
proposed scenario (right).

17.14

A scheme for signage and wayfinding would be secured by a s106 agreement, in compliance with
policy P18 of the draft SoWN neighbourhood plan.

17.15

The proposed development would be compliant with Policy T2 and the Site Allocation for Site 5.
Cycling

17.16

The proposed development would provide 2,378 long stay spaces for the B1 office and 40 longstay spaces for the flexible commercial uses at basement level (Level B02). These would be
provided as mixture of horizontal stacked units where the lower tier can be easily accessed by all
types of cyclists, folding bike lockers (10 per cent provision), electric and recumbent and adapted
(disabled) cycle parking (five per cent, in the form of Sheffield Stands). 186 showers (one per 13
cycle spaces) and 1,610 lockers (two per three cycle spaces) would also be provided. Access to
the basement would be via four dedicated cycle lifts, each able to hold one or two cycles at a time..
These would be located along a covered arcade that traverses the ground floor over the building at
its southern end. This design would accommodate high numbers of cyclists during peak demand.
The basement would be laid out to accommodate different types of users and to allow easy flow
between the cycle stores, changing areas and lifts. The journey from street level would involve
navigating one door at ground level and one door at basement (excluding the automatic lift door).
The layout of the cycle stores and changing areas has been designed to meet Secured by Design
recommendations. The proposed long-stay parking is compliant with draft London Plan standards.

Figure 38 - Cycle store entrance and lifts

17.17

151 short-stay spaces are proposed. 106 of these would be at ground level for general use and 45
would be at basement level for office use. This provision would fall short of the 264 short-stay
spaces required by draft London Plan. The reason for the under provision is the limited space at
ground level and the need to maintain a clear and un-obstructed public realm for the high number
of pedestrians expected. Officers accept the need to prioritise pedestrians but propose a condition
to revisit the short-stay parking and explore additional provision.

17.18

The development would result in greater demand on cycle hire facilities and contribution of
£500,000 would be secured towards providing 60 cycle hire docks. The location of which would be
agreed with TfL.

17.19

Subject to the above condition and obligation the proposed cycling facilities are acceptable having
regard to LLP Policy T3 and draft LP Policy T5.
Car parking

17.20

The existing building has 150 parking spaces and the proposed development would be car-free
apart from eight Blue Badge spaces provided at basement level. A car-free development in this
location is supported as it would encourage sustainable modes of transport. Occupants of the
development would be restricted from obtaining on-street parking permits.

17.21

The London Plan requires that one Blue Badge space is made available for each disabled
employee. Under the draft London Plan this changes to a requirement to provide at least one on or
off-street space for each commercial use in a building. The draft Local Plan states that adequate
provision should be made, depending on the nature of the development, site constraints, existing
provision, and the availability of step-free access to public transport. The proposed eight spaces is
considered to be low for this development. However, this under-provision would be mitigated by a
contribution towards step free access to the Northern Line (this is discussed in more detail in
section 18) and contributions towards additional on-street Blue Badge bays should there be
demand for it. These provisions would be secured by a s106 agreement.

17.22

All parking bays would be fitted with electric vehicle charging points.

17.23

Subject to these measures the proposed development would be acceptable having regard to LLP
Policy T7 and draft LP Policy T6.

Servicing

17.24

The development would be serviced from Leake Street, which is a constrained street with access
only from York Road. From Leake Street vehicles would enter one of two services lifts before
descending to basement level (Level B01). The basement area would be actively managed to
ensure safety and efficient operation. At ground level, the lifts would be set back from the street to
provide an enclosed waiting area so that vehicles can wait off the highway. Smaller vehicles would
be able to use a smaller loading bay within this waiting area thereby avoiding the need to use the
lifts. The design of the waiting area was revised to ensure drivers have full visibility of Leake Street
in the interest of pedestrian and cyclist safety.
Figure 39 - Proposed servicing bay and vehicles lifts

Figure 40 - Visualisation of Leake St with proposed service entrance on left hand side

17.25

It is estimated that working together these lifts could accommodate 19 vehicle arrivals per hour
without causing vehicles to queue. It is therefore proposed the number of servicing trips be actively
managed and limited to 13 per hour or less in order to minimise the risk of queuing and to provide
spare capacity should vehicles arrive outside of their scheduled times and arrive simultaneously.

17.26

This number of trips per hour would be achieved through off-site freight consolidation where
deliveries would be directed to a storage centre in outer London. At this facility unnecessary
packaging would be removed and multiple deliveries would be loaded onto lorries to their maximum
capacity. By consolidating deliveries in this way, the number of delivery vehicles arriving at the
development would be greatly reduced.

17.27

This consolidation strategy would apply to the following:



Non-food retail (est. 50 per cent consolidation rate)
Office supplies (est. 60 per cent consolidation rate)

17.28

Deliveries for A3 food and beverage retailers would not be consolidated as previous experience
and survey data show that these deliveries are difficult to control. Office food deliveries are also
difficult to control and would not be sent to the consolidation centre. However, these would be
consolidated “at source” by requiring tenants to use common suppliers thereby avoiding multiple
deliveries from different companies for the same products. Office catering for specific events
(sandwiches, canapés etc.) is likely to be prepared locally and therefore would not be suited for offsite consolidation. These deliveries would be delivered by cargo bike or small van and would use
the ground floor loading bay.

17.29

With the above strategy, the development would keep vehicles arrivals to no more than 13 per
hour. However, this is a maximum and throughout much of the day the number of arrivals would be

less. Furthermore, deliveries and servicing would not be permitted between 07:30am to 09:30am
and 4:30pm to 6:30pm. Between noon and 2pm, deliveries would be restricted to five vehicles per
hour for office catering. These restrictions are required so that deliveries are minimised during
times when pedestrian and cyclist traffic would be highest. Figure 41 below shows the delivery
profile throughout a 24 hour period and Table 7 shows the number of daily trips by type and
proposed trip reduction strategy.
Figure 41 - Profile of daily servicing trips by time and type

Table 7 - Daily servicing trips by type
Land Use
Food retail
Office food (wholesale)

Daily vehicle
servicing trips
60
30

Office food (catering)

20

Non-food retail
Non-food
Total

30
53
193

Trip reduction strategy
Unmanaged deliveries
Consolidation through common
procurement
Reducing vehicle trips by maximising
use of cargo bikes
Consolidation
Consolidation

17.30

The proposed delivery profile would ensure the lifts would operate at an acceptable capacity that
would provide some resilience. In the event that a lift breaks down suddenly the management
response would be to direct vehicles that would normally use the lift to use the ground floor bay
where possible. The consolidation centre would also provide capacity to store deliveries and
reschedule them for other days thereby reducing demand on the lift.

17.31

Without any consolidation or management, the number of daily deliveries would be 494. The
proposed delivery strategy would reduce this to 193. This is less than the 247 that was consented
under the extant permission. When the redevelopment of WIT was consented, these 247 trips were
included in the transport assessment and the combined number of trips between the earlier
Elizabeth House permission and the WIT development was considered acceptable. As the
proposed development would generate only 193 trips, instead of 247, the proposed scheme would

result in fewer vehicle movements on Leake Street compared to what was considered acceptable
previously.
17.32

As well as reducing deliveries and better management of their timing, a consolidation centre would
also allow for the type of delivery vehicles to be controlled. The applicant would therefore be
required to use safe, low emission vehicles to reduce the impact on air quality and noise. The use
of a dedicated fleet of vehicles would also ensure that the drivers are familiar with route to the
development and its management arrangements.

17.33

Waste would be stored and compacted within the basement before being collected by a
commercial contractor five times per week. These trips have been included in the above trip
estimates.

17.34

The above details were set out in an outline delivery and servicing plan and waste management
strategy. Final versions would be required by condition. Subject to this, the development would
have acceptable servicing arrangements in compliance with LLP Policies T6 and T8.
Network impacts
Highway

17.35

The development would be car-free apart from eight Blue Badge spaces. The demand on the road
network from these spaces would be minimal so the development’s impact on the highway network
would be 193 daily two way servicing trips. The impact of these trips on the networks has been
analysed and found acceptable. As discussed earlier, the number of trips would be less than the
247 that were consented under the earlier scheme. This number was also known when the
redevelopment of WIT was consented. Therefore, even cumulatively with WIT, the number of
servicing trips would be less than what has been consented. The proposed development would
have an acceptable impact on the road network.

17.36

York Road is a four-lane road and the traffic generated by the scheme can be accommodated on
the current road layout. The applicant is working with TfL to explore the feasibility of reducing the
width of York Road to three lanes to provide additional space for walking and cycling. This would
accord with the Mayor’s Healthy Streets objectives. However, the feasibility of a three lane option
will not be known until detailed design and analysis has been carried out. The council supports the
reduction to three lanes but in planning terms the development would be acceptable with fourlanes.
Rail

17.37

Network Rail have assessed the proposal and have no objection in principle. The development
would improve links to Waterloo Station and create a significantly improved public realm around the
station. However, the development would place additional demand on the station and a number of
works to mitigate the impact would be secured through the s106 agreement. These are:







Waterloo Station Access Works, to include alterations to Exit 6 and creation of a
Passenger Assistance Lounge;
Customer Information Screens and Signage, including Wayfinding, CCTV;
Contribution to Station Management;
Station Control Point;
And other minor works as are necessary to mitigate the impact of the development
Contribution to fund the cost of the treatment and finishing to the newly exposed façade of
the Victory Arch

Underground
17.38

The development would place additional demand on the Underground network. TfL have assessed
the impact and consider it acceptable subject to securing a contribution to providing step free
access to the Northern Line. This is discussed in detail in section 18.
Bus

17.39

TfL have assessed the projected impact on buses and state there would be no harmful impact on
capacity. According to TfL, Waterloo is not the busiest point on local bus routes as services from
the south tend to set down many passengers at Elephant and Castle or Vauxhall in the morning
peak. Also, given the site’s location directly adjacent to Waterloo NR and LU stations, TfL state
that the mode share for buses is likely to be lower than elsewhere in inner south London.

17.40

The development would therefore be in compliance with LLP Policy T4 and T7 and LP Policy 6.3.

Mitigation
17.41

The following mitigation measures would be secured by condition or a s106/s278 agreement:












Parking permit free designation
Delivery and Servicing Plan (including provisions for consolidation off-site)
Construction Logistics Plan
Car parking management plan
Details of cycle parking
Provision of 60 space cycle hire station
Electric vehicle charging points
Legible London wayfinding signage
Travel Plan
Blue Badge parking
Step free access to Northern Line contribution S278 agreement for highway works:
o Public realm improvements on York Road and Leake street
o Improvements to existing pedestrian crossings
o Revised vehicle access on Leake Street
o Other works as necessary

Conclusion
17.42

Subject to the above conditions and s106 obligations, the development would have an acceptable
impact on the transport network.

18

Inclusive design

18.1

The proposed building would be fully accessible with lift access to all floors. The proposed public
realm is designed to provide convenient step-free access throughout the site and to Waterloo
Station. Step-free access would be provided at Victory Arch Square and along the length of the
Curve, providing an accessible route to the new entrances to Waterloo Station. At promenade
level, a new footbridge is proposed to replace the existing pedestrian link from the station
concourse. A lift would provide step-free access down to the Curve. Further south along the
promenade a second lift would provide step-free access to Waterloo Square.

18.2

The site sits above the Northern and Bakerloo Underground Lines and these lines do not currently
have full step free access from street to platform level. To provide full step free access to these
lines would require some work within the application site. The works to Bakerloo Line could be
undertaken at any time however due to the physical constraints the works to provide access to the
Northern Line would only be possible when the site is cleared (Lift 9 in image below).
Consequently, it is proposed to take advantage of this ‘once in generation’ opportunity provide a lift
shaft to the Northern Line during construction. The applicant has proposed to facilitate this work.
Figure 42 - Locations for lift shafts to the Underground. Lift 9 is to the Northern Line and Lift 10B is to
the Bakerloo Line

18.3

The full cost of providing step free across the entire Underground station is estimated to be £45m.
This consists of lift shafts for the Northern and Bakerloo Lines and two diagonal lifts serving the
main ticket hall. The proposed development would be responsible for four per cent of demand on
the Underground network at this station so it has been agreed that the applicant would be required
to meet four per cent of this cost. This would be £1.8m.

18.4

The cost of providing the lift shaft to safeguard the possibility for step-free access to the Northern
Line is estimated to be £4.5m. Although the applicant would deliver these works, only £1.8m of the
cost can be reasonably attributed to this scheme as mitigation for its demand on the Underground
network. Therefore additional funding would be required to deliver the lift shaft. The CIL regulations
allow for infrastructure works to be accepted as a payment in-kind of CIL and there would be the
opportunity to fund the remaining £2.7m it would cost to provide the shaft by accepting it as an
infrastructure payment and offsetting the cost from the CIL liability. However, this decision would be
subject to a separate decision making process beyond the remit of planning. If it were ultimately
determined that the works would not be offset from the CIL liability, the £1.8m worth of works that is
attributable to the developer would instead be spent on other transport improvements. This
alternative would also apply in the event that the lift shaft could not be delivered for other reasons,
such as it is not possible to deliver it within the requisite timeframe when the site is cleared or there
are other engineering issues.

18.5

The works would provide a lift shaft but the cost of the lift itself and other fit out works would be a
further £3.1m. This cost would need to be met by other sources but the development would ensure
this opportunity to provide step free access is safeguarded.

18.6

Subject to the above being secured by the s106 legal agreement, the development would be in
compliance LLP Policy Q1 and LP Policy Q1.

19

Sustainable Design and Construction
Energy

19.1

LP Policy 5.2 requires developments to make the fullest contribution to minimising carbon dioxide
emissions in accordance with ‘Be Lean’, ‘Be Clean’ and ‘Be Green’ hierarchy.

19.2

The proposed energy strategy is based on the above energy hierarchy. To ‘Be Lean’, the proposed
building would a use a number of passive design and demand reduction measures to reduce
energy use. Passive measures include a highly thermal efficient building fabric and a carefully
modelled façade that would minimise overheating from solar gain. Demand reduction measures
include air handling heat recovery, low energy lighting and a building energy management system
to monitor energy use. Together these measures would achieve a 31.6 per cent reduction in CO2
emissions.

19.3

To ‘Be Clean’, the development would provide a site wide heat and power network which it is
proposed would be powered by a modular fuel cell. A modular fuel cell combines hydrogen and
oxygen to produce water and energy. It can run on a number of fuel types including hydrogen,
methanol and natural gas and can operate a high electrical efficiencies. Used in this development,
it would achieve a further 7.79 per cent CO2 saving, achieving a cumulative saving of 39.39 per
cent.

19.4

The London Plan supports the use of innovative energy technologies under Policy 5.8 and fuel
cells are explicitly supported under Policy SI3 of the draft London Plan. Although various
prototypes are in use in London, they are yet to be mass produced. The applicant wold be
committed to pursuing the use of fuel cells as far possible but if they are not ready to be
implemented or do not prove feasible, an alternative strategy of using heat pumps would be
implemented. Heat pumps would be used to capture waste heat produced by chillers and other
cooling plant and recycle it to heat the building and provide hot water. This alternative strategy
would be required to achieve the same energy saving as the fuel cell strategy.

19.5

In addition, the applicant is investigating the feasibility of connecting to the emerging South Bank
Decentralised Energy Network. This will require further studies but the proposed heating system
would be designed to be compatible with the heat network and allow for future connection.

19.6

To ‘Be Green’, the development would need to provide generate an element of renewable energy
on-site. Solar PV, wind turbines and solar hot water were considered but each of these would
require extensive roof space which reduce the area available for amenity space. Wind turbines in
particular would be visually intrusive and noisy. Solar hot water would offset only a fraction of hot
water demand. Consequently, it is proposed that the focus be on providing low carbon energy with
a fuel cell or heat pumps. The Mayor’s target for 35 per cent CO2 would still be exceeded by 4.39
per cent.

19.7

For the electricity that needs to be supplied to the building from external sources, the applicant has
committed to securing their energy from a supplier that can guarantee that the energy provided is
carbon neutral. This is achieved by choosing a supply that is backed by the Renewable Energy
Guarantees of Origin (REGO) scheme. With a REGO backed supply, every kilowatt hour (kWH) of

electricity supplied to the building would be matched with energy from a zero carbon renewable
source in the UK. This supply is then evidenced with a certificate. This system of certification is
compliant with international standards for accounting and reporting carbon emissions and REGO
backed suppliers are routinely audited.
19.8

This commitment to use a zero carbon energy supplier would be secured in the s106 agreement.

19.9

Subject to conditions securing the above energy strategy, alternative strategy and future
connection to the district heating network, the proposed development would be in compliance with
LLP Policies EN4 and LP Policies 5.2, 5.6 and 5.8.
BREEAM

19.10

LLP Policy EN4 requires development to achieve BREEAM ‘Excellent’ unless it can be
demonstrated that it would not be feasible or viable to do so. The proposed development would
achieve BREEAM ‘Excellent’ across the development with an aspiration of achieving Outstanding
for the office areas. This would be secured by condition.
Overheating and cooling

19.11

LP Policy 5.9 states that major development proposal should reduce potential overheating and
reliance on air-conditioning (‘active cooling’). The risk of overheating and associated demand for
cooling would be minimised through a façade design that reduces solar gain while still retaining
sufficient daylight; solar control glazing and brise soleils. Passive ventilation would not be suitable
due to ambient noise and the size of the floorplates so the building would be mechanically
ventilated. It would also have active-cooling but with the above efficiency measures, the building
would achieve a 27 per cent reducing in heating and cooling demand compared to a notional
‘typical’ building. The development would therefore be in compliance with Policy 5.9.
Water Use

19.12

LP Policy 5.15 requires developments to minimise the use of mains water. Accordingly, low
consumption water fittings would be installed throughout the development. These would be
required to meet the relevant BREEAM standards to achieve ‘Excellent’ Rating.
Green roof

19.13

LLP Policy EN4 states that non-residential development proposals should incorporate living roofs
and walls where feasible and appropriate to the character and context of the development. Policy
P3 of the draft SoWN neighbourhood plan also seeks the provision of green roofs. Two areas of
green roof with a combined area of 575sqm would be provided at the southern end of the building.
Although most of the roof would be used for amenity space, the development would provide
extensive greenery at promenade level and achieve the required level of urban greening under
draft London Plan Policy. In this context, the extent of green roof is acceptable having regard to
LLP EN4, LP Policy 5.11 and draft SoWN policy P3.

20

Demolition and construction

20.1

The demolition and construction programme is estimated to be between six and seven years long.
It would consist of 18 months of enabling works, 15 months of demolition works and 4 years and
six months of construction works.

Noise and Vibration
20.2

There would be potential for noise and vibration disturbance during demolition and construction,
particularly from piling activities. Accordingly, a detailed demolition and construction environmental
management plan (DCEMP) would be secured by condition. It would require measures such as
acoustic screening, use of low impact construction techniques and plant, controlling noise
generating behaviours (such as engine idling), limiting noisy activities to these least sensitive times
of the day, among others. In addition the DCEMP will require the applicant to engage with the local
community so that they are properly informed of all works. The applicant would also be required to
join the relevant construction working groups in the local area.

20.3

Noisy construction work would be limited to normal construction hours: Monday to Friday 8am –
6pm; Saturday 08:30am – 1pm; Sunday and Bank Holidays, no work where noise is audible at the
site boundary. There could be instances where London Underground would require piling to take
place at night due to the proximity of London Underground lines and the requirement to do piling
works during night time engineering hours. The DCEMP would require the applicant to identify
when these works are likely to occur along with the required mitigation measures. The DCEMP
would also set out measures to engage with the community to ensure they are aware when the
works would take place.
Traffic

20.4

Construction vehicle access to the site would be via Leake Street. All vehicles would arrive from
the north along York Road before turning into Leake Street and when leaving the site would be
required to turn left onto York Road. This would ensure only left turns are used.
Figure 43 - Proposed construction vehicle routing

20.5

For larger vehicles providing cranes and hoists, these would be accommodated in a ‘pit-lane’
created by temporarily reducing the width of York Road to three lanes. Vehicles would approach
from the north and turn into the pit lane at one of a number of entry points. Vehicles would exit in
southerly direction and merge with traffic on York Road. There would be no turns across the flow of

traffic. A similar arrangement was used for the construction of the Southbank Place scheme but in
the opposite direction.
20.6

At the wider scale, construction traffic is proposed to use the strategic network while avoiding the
City of London and any river crossings. An initial construction routing proposal includes the use of a
construction consolidation centre at Charlton Riverside in south-east London. The final routing
would be confirmed in an updated construction logistics plan secured by s106 agreement. Officers
welcome the use of consolidation.

20.7

Contractors and suppliers would be required to be registered and compliant with CLOCS
(Construction Logistics and Community Safety), which is a national safety standard for construction
vehicles.

20.8

Vehicle numbers during construction have been estimated to be no more than 82 two-way (164
total) daily movements at the busiest periods, equalling one per cent of current traffic on York Road
and 18 per cent of Leake Street. This would be less than the number of vehicle movements
generated by the development when operational and can therefore be accommodated on the
network. Even so, a construction logistics plan would be required by a s106 agreement to ensure
the detail of the vehicle movements and their management is acceptable.
Buses

20.9

The works would require the closure of Cab Road for a period of time and the closure of the
existing bus stop on York Road. The applicant is working with TfL to develop a scheme to divert
provide replacement stops as necessary. A Grampian requirement in the s106 would restrict
construction of the development until the scheme of bus diversions and any compensation
payments has been agreed.
Air Quality

20.10

As discussed above, the estimated number vehicles movements per day during the peak
construction year would be less than of the completed development. Therefore, the impact on air
quality from demolition and construction traffic would be no worse than that of the completed
development, which is considered acceptable (see section 22).

20.11

In terms of demolition and construction activity, there would be a risk to air quality due to dust
emissions if no mitigation measures are implemented. The development would therefore require a
dust management plan (DMP) as part of the Demolition and Construction Environmental
Management Plan (DCEMP). The DMP would require measures to be implemented such as dust
screens and enclosures, watering down, covering of stockpiles and wheel washing. These
measures would be supported by automatic continuous air quality monitoring. Any mobile
machinery used on site would be required to meet the GLA’s emissions standards.
Waste

20.12

Demolition and construction waste would be sorted and reused, salvaged, recycled or composted
on or off-site or returned to the supplier, wherever feasible. In doing so, demolition and construction
waste would be diverted from landfill. A site waste management plan would be required by
condition to agree the waste strategy with a target of less than five per cent of waste by weight
going to landfill.
Community and stakeholder engagement

20.13

The DCEMP would require the applicant to establish a comprehensive programme of engagement
with the local community and stakeholders. This would include the following engagement methods:









Attending existing meetings and engaging directly with existing groups such as:
o South Bank Forum
o South Bank Employer’s Group (SBEG)
o Waterloo Community Development Group
o Lambeth Estate Resident’s Association
o County Hall Owner’s and Residents Association
o Whitehouse Apartments
Direct engagement with ward councillors
Drop-in session and exhibitions
Regularly updated website
Regular newsletters
Social media
Information displays on hoardings

20.14

The applicant would appoint a community stakeholder manager who would be the main point of
contact for all construction communications and community engagement. A single dedicated
Freephone number and email address would be available for the community to contact. All issues
would be logged and responded to. Issues affecting multiple sites would be raised directly with
adjoining construction projects and within the stakeholder groups.

20.15

Construction activity and vehicle movements would be coordinated with other construction projects
in order to minimise impacts. The applicant will be involved with the SBEG Construction and
Logistics Group and South Bank Freight Management Steering Group as well engage directly with
WIT, Guys & St Thomas Hospital, TfL Gyratory and infrastructure and utilities providers. This would
be required by the construction logistics plan.
Conclusion

20.16

Subject to securing the above mitigation measures through conditions and s106, the impacts from
demolition and construction would be acceptable having regard to LLP Policies Q2, T6 and T8 and
LP Policy 6.3.

21

Fire Safety

21.1

Fire safety is formally regulated by the Building Regulations, however Policy D11 of the draft
London Plan requires development proposals to demonstrate how the highest standards of fire
safety will be achieved. The proposed development has been designed in consultation with fire
engineers. Each of the three cores in the building would have two escape stairs which would
discharge directly onto the street. Each stair would have a disabled refuse with two-way voice
communications equipment at every level. Fire exits within the building would be placed to
minimise escape distances.

21.2

The elevations would be fire resistant, using fire resistant materials, and designed to prevent fire
spread. Within the building, compartment walls and floors would be fire resistant. Active fire safety
systems would consist of sprinklers, smoke detection, voice alarms and smoke extraction.

21.3

To enable effective firefighting, each building core would have a two hour firefighting resistance, a
firefighting lift, mechanically smoke vented firefighting lobbies, wet fire main outlets at every level
and stair smoke venting. Firefighting access would be from York Road where access would be

provided directly to the firefighting stairs with a muster point adjacent to the firefighting-lift at ground
floor. The building would operate with a phased evacuation strategy where the fire floor and floor
above would evacuate initially followed by two floors at a time progressively up the building.
21.4

The submitted fire strategy has been reviewed by Building Control and is acceptable having regard
to draft Policy D11 of the draft London Plan.

22

Other Environmental Matters
Ecology and biodiversity

22.1

The site has low biodiversity value and there are no natural or semi-natural habitats in the
immediate surroundings of the site. There are no statutory protected wildlife sites within one
kilometre of the site but there four non-statutory Sites of Importance for Nature Conservation
(SINCs) within 500m:





River Thames and tidal tributaries
Waterloo Millennium Green
Archbishop’s Park
Lambeth Palace Gardens and Museum of Garden History

22.2

These SINCs are disconnected from the site and a sufficient distance away to not be affected by
the proposed development.

22.3

A survey of the site found that there would be negligible likelihood of the existing building
supporting roosting bats. The building may provide limited nesting habitat for a variety of birds. It
would therefore be required by condition that site clearance activities be undertaken outside of the
nesting season or following an inspection by an ecologist. If any nesting birds nests are found they
would retained until the young have left the nest.

22.4

The completed development would result in a net increase in greenery, thereby improving the site’s
ability to support biodiversity. Landscaping and planting details would be secured by condition and
when assessing these, regard would be had to opportunities for ecological enhancement.

22.5

Subject to the above provisions, the development would be in compliance with LP Policy 7.19 and
LLP EN1.
Flood Risk

22.6

The application is supported by a Flood Risk Assessment (FRA) prepared in accordance with
NPPF requirements. It identifies that the site is located in Flood Risk Zone 3a, which has a more
than 1 per cent chance of river flooding and more than 0.5 per cent chance of sea flooding in a
year. However, the site receives protection from flooding from the Thames Barrier and the Thames
river wall flood defences. The risk of groundwater and surface water flooding is also low.

22.7

Under national policy, office and retail use are considered to be ‘less vulnerable’ to the impacts of
flooding. In Flood Risk Zone 3a, ‘less vulnerable’ development is permitted subject to the
Sequential Test. The aim of the Sequential Test is to steer new development to areas with the
lowest probability of flooding. Development should not be allocated or permitted if there are
reasonably available sites appropriate for the proposed development in areas with a lower
probability of flooding. If after applying the Sequential Test, a suitable alternative site is not found,
the Exception Test can be applied. For the Exception Test to be passed:





(a) it must be demonstrated that the development provides wider sustainability benefits to
the community that outweigh food risk, informed by a Strategic Flood Risk Assessment
where one has been prepared; and
(b) a site-specific food risk assessment must demonstrate that the development will be
safe for its lifetime taking account of the vulnerability of its users, without increasing food
risk elsewhere, and, where possible, will reduce food risk overall.

22.8

However, the NPPF provides that where individual developments are on sites that have been
allocated for particular development in a Local Plan there is no need to apply these tests as they
would have been applied when preparing the Local Plan.

22.9

The site falls within “Site 5 - Elizabeth House, York Road SE1”. A site-specific flood risk
assessment was carried out in 2013 and it was concluded that although it would fail the Sequential
Test, it would pass the Exception Test as developing the site as intended in the site allocation
would provide wider benefits to the community that would outweigh the flood risk. Broadly these
benefits are:





Office-led development
New central London activities including ground floor active frontage uses and residential
New city square to York Road
Replacement of a poor quality building a high quality building and new public realm

22.10

This balance was accepted when the Local Plan passed examination and was adopted. Although
the proposed development would not include residential, officers consider that it would provide
sufficient benefit for it to pass part (a) of the Exception Test.

22.11

Part (b) of the Exception Test requires that the site-specific flood risk assessment demonstrates
that the development would be safe. The application is supported by such an assessment. It
identifies that the main risk is from flooding from the River Thames but this is mitigated by existing
flood defences such as the river wall and Thames Barrier. In the unlikely event of the breach, parts
of the development would be flooded but refuge would be possible on upper floor. The northern
end of the site would remain unaffected and would provide safe refuge and egress.

22.12

Details of a flood resilience strategy and flood warning and evacuation plans would be secured by
conditions, as recommended by the Environment Agency. Subject to these the development would
not result in unacceptable flood risk having regard to LLP Policy EN5 and LP Policy 5.12.
Drainage

22.13

LP Policy 5.9 requires development to minimise surface water run-off according to a hierarchy of
measures that prioritise on-site attenuation. The proposed development would include a number of
underground water tanks that would store water before discharging it a rate of 14.1L/s, which would
represent a 95 per cent reduction in run-off rate. The water would be discharged into the combined
sewer. Thames Water have confirmed that there is capacity for this.

22.14

There are opportunities to further improve the drainage performance by using permeable paving
and expanding the area of green roof, subject to detailed design and analysis. Details of the final
drainage system would be secured by condition. The proposed development would be in a
compliance with LLP Policy EN5 and LP Policy 5.13.
Air Quality

22.15

The main potential impacts on air quality would be caused by the increase in servicing traffic and
the new energy centre. The submitted air quality assessment found that Nitrogen Dioxide (NO2)
concentrations would not change significantly for all but one of the receptors, the potential
residential development at 10 Leake Street. The impact was assessed as moderate adverse.

However, the assessment was based on delivery vehicles being conventional heavy good vehicles.
The freight consolidation scheme will require lower emission vehicles to be used which would have
emissions at least 50 per cent lower and up to 80-95 per cent lower. Consequently, the modelled
scenario is a worst case scenario. Furthermore, the residential development at 10 Leake Street
was consented in the context of the earlier consent for Elizabeth House which permitted more
servicing trips and did not require lower emission vehicles to be used. Therefore the impact would
be less than the consented scheme and would be acceptable.
22.16

Increases in concentrations of particulate matter (PM2.5 and PM10) would be negligible and
remain below target levels.

22.17

The applicant undertook an air quality neutral assessment in accordance with GLA guidance. This
assessment compares the projected emissions against a series of benchmark emission levels
provided by the GLA for each use within the development. The predicted building emissions (NOx)
for this development would be well below the benchmark due to its efficient design and proposed
energy strategy. The predicted road transport emissions (NOx and PM10) would also be below the
benchmark. The development would therefore be ‘air quality neutral’.

22.18

The air quality conditions for the future occupiers of the development was also assessed and found
to be acceptable. This include the air quality for the rooftop terraces.

22.19

The proposed development would have an acceptable impact on air quality in compliance with LP
Policy 7.14 and policy P5 of the draft SoWN neighbourhood plan.

Wind and Microclimate
22.20

Tall buildings have the potential to adversely affect wind conditions so the application is supported
by a detailed wind microclimate assessment. The assessment uses wind-tunnel testing and grade
the wind conditions according to whether they would be suitable for sitting, standing, strolling or
walking or would be uncomfortable. The assessment found that wind conditions for ground level
amenity spaces, thoroughfares and building entrances would achieve the desired wind conditions
for their intended uses. The roof terraces would have wind conditions suitable for ‘sitting’ and
‘standing’. Some mitigation measures would be required to achieve these conditions. These are:




22.21

Three trees approximately 8m tall and 9m wide within Victory Arch Square
A porous balustrade 1.1m tall along the edge of the promenade level
Solid glass dividers 1.1m high at the upper roof terraces

Subject to the implementation of these measures being secured by condition the development
would not have an unacceptable wind microclimate impact in compliance with LLP Policies Q1 and
Q26 and LP Policies 7.6 and 7.7.
Land and ground water contamination

22.22

An initial assessment found that there would be potential for historical contamination of the ground
and groundwater due to previous rail, commercial and industrial uses. However, the risk would be
low. There would be moderate risk due to asbestos. Finally, there is potential for the site to contain
unexploded ordnance. A condition would be imposed requiring a detailed site investigation
scheme, remediation strategy and verification plan to be submitted for approval. Subject to these
conditions, the risk of harm would be mitigated in compliance with LLP Policy EN4.
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Employment and Training

23.1

The completed development is estimated to support up 11,095 jobs (9,715 full time equivalent),
which would be a net increase of 8,860 compared to the existing development. It would also
supported an estimated 1,670 construction jobs, creating the equivalent of 865 full-time roles.

23.2

Lambeth seeks to maximise local employment opportunities and help address skills deficits in the
local population. Accordingly, the s106 legal agreement would secure an Employment and Skills
Plan (ESP) developed in accordance with the Employment and Skills SPD (Feb 2018) with the
following key requirements:




Reasonable endeavours to secure 25 per cent of jobs and training opportunities created by
the development during construction and the first 2 years of end-use occupation for local
residents
Engagement with local school and colleges to promote the skills and qualifications
needed for employment in the commercial sectors of the end-use occupiers in place
during the first two years of the development

23.3

The Employment and Skills SPD also seeks a monetary contribution to help support those sections
of the Lambeth workforce that are furthest from employment, having been out of work for a long
period of time and/or having low levels of skills. The financial contributions will be used by the
council to fund training and support to enable access to newly created employment opportunities
arising from development. For this development the financial contribution would be £3,670,410
based on the formula set out in the SPD. This would be secured by a s106 agreement.

23.4

Subject to this agreement, the development would be compliant with LLP Policy ED4, LP Policy
4.12 and policy P14 of the draft SoWN Neighbourhood Plan.
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Environmental Impact Assessment

24.1

Under the Town and Country Planning (Environmental Impact Assessment) Regulations 2017, the
proposed development would fall under Schedule 2 10(b) ‘urban development projects’ as the site
area is more than one hectare. Due to the size and nature of the development it is considered likely
to have significant effects on the environment and therefore it is ‘EIA Development’. Accordingly,
the application was supported by an environmental statement. This statement was peer reviewed
by a consultant instructed by the local planning authority and was found to be compliant with the
Regulations subject to some clarifications. The content of the environmental statement has been
discussed in the relevant sections of this report.
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Planning Obligations and CIL

25.1

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).

25.2

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.

25.3

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

Table 8 - S106 Heads of Terms
Item
Managed workspace

Affordable workspace

Details
 Provision of 9,290sqm managed workspace to provide
flexible and fixed workspaces for micro, small and
medium businesses




Employment and skills
plan






Public Realm Works










Transport




Subsidy of £33.27m secured over 15 years
Workspace management plan including framework for
agreeing number of each discounted membership
type and monitoring
Marketing strategy
Reasonable endeavours to secure 25 per cent of jobs
created by the development during construction and
first 2 years of end-use occupation for local residents
or otherwise agreed
Engagement with local school and colleges to
promote the skills and qualifications needed for
employment in the commercial sectors of the end-use
occupiers in place during the first two years of the
development or otherwise agreed
Financial contribution of £3,670,410
Victory Arch Square (public highway and public realm)
Victory Arch re-facing (obtaining necessary consents,
consulting with Historic England, the Council and to
be agreed with Network Rail as owner of Victory Arch)
Waterloo Curve
New bridge and stair connection to Waterloo Station
concourse adjacent to Victory Arch
Leake Street highway works
York Road highway works
Waterloo Square
Promenade
Construction Logistics Plan
Delivery and Servicing Management Plan
o Deliveries (will be permitted over a 24 hour
operational period excluding activity during
the morning (07:30 – 09:30) and evening
(16:30-18:30) peaks. Deliveries will be
minimised during the lunchtime period (12.0014.00), during the working week. There will be
specific arrangements for weekends.
o A maximum of 193 daily deliveries in a 24
hour period (excluding courier / cargo bicycles
and motorcycles).
o Cargo bikes will be used where reasonably
practicable;
o Use of consolidation where reasonably
practicable;

o












Step free access to
Northern Line



Use of hybrid / electric vehicles will be
optimised
Parking Permit free designation
Car Parking Management Plan
Legible London Wayfinding Signage - £50,000
Cycle hire docking station - £250,000
Travel Plan and monitoring - £6,800
S278 for public ream improvement to Leake Street,
York Road and other public highway as required
Stopping up and oversailing agreements
Waterloo Station Works and Management
o Waterloo Station Access Works, to include
alterations to Exit 6 and creation of a
Passenger Assistance Lounge
o Customer Information Screens and Signage,
including Wayfinding, CCTV
o Contribution to Station Management
o Station Control Point
o And other minor works as are necessary to
mitigate the impact of the development
No construction until a scheme for bus diversions and
any compensation has been agreed



Provision of lift shaft down to Northern Line at
Waterloo station to shell and core (subject to CIL
offset up to £2.7m being secured)
If the lift shaft is not delivered a financial contribution
equivalent to the cost to the applicant of the lift shaft
works (estimated at £1.8m) would be paid to the
council towards other transport infrastructure

Management




Estate Management Plan
Promenade Management Plan

Open Space



Contribution towards Jubilee Gardens - £50,000

Other provisions












Site Hoarding Strategy
Landscape and public realm strategy
TV reception – mitigation measures
Terrorism Protection Statement
Considerate Constructor’s Scheme
Energy and Sustainability Scheme
IMAX subway and stair and lift removal
Retention of architects post permission
Community Working Group
Waterloo Maintenance Group

Monitoring fee



To be confirmed (estimated at 5 per cent of total value
of contributions)

25.4

If the application is approved and the development is implemented, a liability to pay the Mayoral
and Lambeth Community Infrastructure Levies (CIL) will arise. On the basis of information supplied
with the planning application the Mayoral CIL is estimated to be £25,696,029.60. The Lambeth CIL
contribution is estimated to be £23,571,739.91

25.5

It is agreed that works worth up to £2.7m to deliver step free access to the Northern Line at
Waterloo station would be accepted as an infrastructure payment in kind of CIL. This would be
capped and any additional cost would be borne by the applicant. If the lift shaft is not delivered in
the requisite timeframe while the site is cleared, a financial contribution equivalent to the cost to the
applicant of the lift shaft works (estimated at £1.8m) would be paid to the council towards other
transport infrastructure. This would be secured in the s106 agreement.

25.6

Expenditure of the majority of a future CIL receipt will be applied towards Borough infrastructure
needs in accordance with the applicable policies and procedures relating to expenditure decisions.

25.7

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.
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CONCLUSION

26.1

The application proposes a building occupying the entire site and rising in height from 12 storeys at
its southern end to 31 storeys at its northern end. The ground and first floors would be double
height spaces for flexible commercial use (A1, A2, A3, A4, A5 or D2) and the upper floors would be
B1 office use. The development would reshape the public realm by providing a new square in front
Victory Arch, a covered square along York Road, a new pedestrian route parallel to Waterloo
Station and a promenade connecting the building to the station concourse.

26.2

The proposed land uses are supported by planning policy. The office space would include a
managed workspace that would provide flexible and fixed desk/office space for micro, small and
medium enterprises. £33.27m worth of subsidised memberships to this workspace would be
provided to Lambeth start-ups, businesses and not-for-profit organisations over 15 years. The
development would make an important contribution to the supply of office space in the borough and
the strategic aims of the Opportunity Area.

26.3

The design is of high quality and would greatly improve the public realm. The development would
cause ‘less than substantial’ harm to the Westminster World Heritage Site, Grade 1 Palace of
Westminster and Westminster Abbey and Parliament Square Conservation Area due to its size and
presence in key views however the impact would be no worse than that caused by the earlier
consented scheme. The ‘less than substantial harm’ would be outweighed by the public benefits of
the scheme. These are:





146,170 GIA of high quality office floorspace
£33.27m of subsidy towards discounted workspace memberships
8,900sqm of high quality retail, commercial and leisure space
Estimated 11,095 new jobs (9,715 fulltime equivalent)






Employment and skills programme and contribution of £3.67m
Transformative improvements to the public realm and access to Waterloo Station
Facilitating and contributing to step free access to the Northern Line
Delivering a low carbon development

26.4

The development would cause material impacts on daylight and sunlight for some nearby
residential properties. However, the retained levels of daylight and sunlight would be acceptable in
an inner urban context and would be comparable to those accepted under the consented scheme
and at Southbank Place. The development would have acceptable impacts in terms of privacy,
outlook, noise, vibration, light pollution and solar glare.

26.5

The development would be car-free with the exception of eight Blue Badge spaces and would
provide sufficient long-stay cycle parking. The development would be serviced via Leake Street
using a ground level loading bay and basement service yard accessed by two service lifts. The
number of servicing trips would be minimised through off-site freight consolidation and would be
less than that permitted under the consented scheme. The existing footbridge over York Road
would be removed but the proposed works to the public realm would result in a new pattern of
pedestrian flows that would remove the need for a bridge in this location. The impact on the
highway and transport network would be acceptable.

26.6

Public consultation was undertaken for the application and 99 responses were received of which 79
were objections, 13 were in support and seven were neutral. Most objections were in relation to the
removal of the footbridge. Two petitions with 297 signatures between them were received and they
also objected to the removal of the footbridge.

26.7

The development would meet technical requirements in respect of sustainability, flood risk
mitigation, wind conditions, light pollution, waste and recycling, water infrastructure and land
decontamination. The application is accompanied by an Environmental Statement which has been
reviewed and found compliant with relevant regulations.

26.8

The proposed development has been assessed against the Development Plan and all other
material considerations, including national planning policy. Officers consider that subject to
appropriate conditions and s106 legal agreement the planning application should be approved

26.9

The proposed development is an application of potential strategic importance to London and as
such is referable to the Mayor of London pursuant to the Town and Country Planning (Mayor of
London) Order 2008. The GLA has issued its stage 1 consultation response, and the officer
recommendation contained in this report acknowledges the need to refer the application to the
Mayor for his final decision (Stage 2 referral).

27

PROCEDURAL MATTERS

27.1

The application is referable to the Mayor under the provisions of the Town and Country Planning
(Mayor of London) Order 2008. The application has been referred to the Mayor at ‘Stage 1’. Before
Lambeth can issue a decision on this application it will need to refer the application again to the
Mayor at Stage 2; at which point the Mayor will have the opportunity to elect to become
determining authority, direct refusal, or allow Lambeth to proceed and issue the decision in line with
its resolution.
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EQUALITY DUTY AND HUMAN RIGHTS

28.1

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).

28.2

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.

28.3

The Human Rights Act 1998 does not impair the right of the state to make decisions and enforce
laws as deemed necessary in the public interest. The recommendation is considered appropriate
in upholding the council's adopted and emerging policies and is not outweighed by any engaged
rights.
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RECOMMENDATION
1. Resolve to grant conditional planning permission subject to the completion of an agreement under
Section 106 of the Town and Country Planning Act 1990 (as amended) containing the planning
obligations listed in 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 six months of committee,
delegated authority is given to the Assistant Director of Planning, Transport and Development to
refuse planning permission for failure to enter into a section 106 agreement for the mitigating
contributions identified in this report, addendums and/or the PAC minutes.

APPENDICES
Appendix 1:Draft Decision Notice

Your Ref:

Our Ref: 19/01477/EIAFUL

SIXTYFIVE House S.A. R L
c/o Mr J Daniels
100 Pall Mall
London
SW1Y 5NQ

DATE

DRAFT DECISION NOTICE
Dear SIXTYFIVE House S.A. R L

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: 19/01477/EIAFUL
DATE

Date of Application: 18.04.2019

Date of Decision:

Proposed Development At: Elizabeth House 39 York Road London SE1 7NQ
For: Demolition of the existing building and all structures on the site, including the footbridge from Waterloo
Station concourse and across York Road; the construction of a new building ranging between 12 and 31
storeys (plus basements), to provide 146,170sqm office (B1) and 8,900sqm flexible floorspace (B1, A1, A2,
A3, A4, A5, D2); creation of new pedestrian routes and public realm including a new footbridge connecting
the building to Waterloo Station, hard and soft landscaping; works to Cab Road, Mepham Street, York Road
and Leake Street; basement parking and servicing, building plant and other associated infrastructure and
works.
RE-CONSULTATION DUE TO THE FOLLOWING:
DESIGN AMENDMENTS:
Amended service yard entrance
New surface level off-street loading bay
ADDITIONAL INFORMATION:

-

Revised Outline Delivery and Servicing Plan
Transport Assessment Addendum
Environmental Statement Volume 1 Addendum
Environmental Statement Volume 3 Addendum
Environmental Statement Non-Technical Summary

This application is accompanied by an Environmental Statement (ES) which is available for inspection with
the planning application documents. Hard copies may be obtained for a fee from Trium Environmental
Consulting LLP, 68-85 Tabernacle Street, London, EC2A 4BD (hello@triumenv.co.uk or Tel: +44 (0) 203 887
7118)
Written representations should be made within 30 days of the date of this advertisement to the Director of
Development, Planning & Housing Growth. Any comments made are open to inspection by the public and in
the event of an appeal may be referred to the Secretary of State for Communities and Local Government.
Confidential comments cannot be taken into account in determining an application. Application plans can be
viewed online at : www.lambeth.gov.uk/searchplanningapps- search using the reference number at the end
of each application listing.
Approved Plans
4105-RBG-XX-00-DR-S-051000 REV P4;4105-RBG-XX-00-DR-S-052000 REV P3;4105-RBG-XX-B1-DR-S050990 REV P4;4105-RBG-XX-XX-DR-S-050003 REV P4;4105-RBG-XX-01-DR-S-052010 REV P3;4105RBG-XX-05-DR-S-052050 REV P3;4105-RBG-XX-17-DR-S-052170 REV P3;4105-RBG-XX-31-DR-S051310 REV P4;4105-RBG-XX-B1-DR-S-050991 REV P4;4105-RBG-XX-B1-DR-S-051990 REV P3;4105RBG-XX-XX-DR-S-050001 REV P4;4105-RBG-XX-XX-DR-S-050002 REV P5;4105-RBG-XX-XX-DR-S050004 REV P4;4105-RBG-XX-XX-DR-S-051001 REV P3;4105-RBG-XX-XX-DR-S-051002 REV P3;4105RBG-XX-XX-DR-S-051003 REV P4;4105-RBG-XX-XX-DR-S-051004 REV P3;4105-RBG-XX-XX-DR-S051005 REV P3;4105-RBG-XX-B2-DR-S-051980 REV P3;17074_A_(00)_P002 REV P01;
17074_A_(00)_P003 REV P01;17074_A_(00)_P094 REV P01; 17074_A_(00)_P095 REV
P01;17074_A_(00)_P096 REV P02; 17074_A_(00)_P097 REV P01;17074_A_(00)_P098 REV P02;
17074_A_(00)_P099 REV P02;17074_A_(00)_P100 REV P02; 17074_A_(00)_P101 REV
P02;17074_A_(00)_P102 REV P01; 17074_A_(00)_P103 REV P01;17074_A_(00)_P104 REV P01;
17074_A_(00)_P105 REV P01;17074_A_(00)_P106 REV P01; 17074_A_(00)_P107 REV
P01;17074_A_(00)_P108 REV P01; 17074_A_(00)_P109 REV P01;17074_A_(00)_P110 REV P01;
17074_A_(00)_P111 REV P01;17074_A_(00)_P112 REV P01; 17074_A_(00)_P113 REV
P01;17074_A_(00)_P114 REV P01; 17074_A_(00)_P115 REV P01;17074_A_(00)_P116 REV P01;
17074_A_(00)_P117 REV P01;17074_A_(00)_P118 REV P01; 17074_A_(00)_P119 REV
P01;17074_A_(00)_P120 REV P01; 17074_A_(00)_P120 REV P01;17074_A_(00)_P121 REV P01;
17074_A_(00)_P121 REV P01;17074_A_(00)_P123 REV P01; 17074_A_(00)_P124 REV
P01;17074_A_(00)_P125 REV P01; 17074_A_(00)_P126 REV P01;17074_A_(00)_P127 REV P01;
17074_A_(00)_P128 REV P01;17074_A_(00)_P129 REV P01; 17074_A_(00)_P130 REV
P01;17074_A_(00)_P131 REV P01; 17074_A_(00)_P132 REV P01;17074_A_(00)_P150 REV P01;
17074_A_(00)_P200 REV P01;17074_A_(00)_P201 REV P01; 17074_A_(00)_P202 REV
P02;17074_A_(00)_P203 REV P01; 17074_A_(00)_P300 REV P01;17074_A_(00)_P301 REV P01;
17074_A_(00)_P302 REV P01;17074_A_(00)_P132 - Green Roof Mark Up;Elizabeth House Building Cores
Diagram;Design & Access Statement (April 2019);Planning Statement (April 2019);Retail Impact Assessment
(March 2019);Transport Assessment (April 2019);Transport Statement Addendum (July 2019);Outline
Construction Logistics Plan (March 2019);Outline Delivery, Servicing & Consolidation Plan (July 2019);
Framework Travel Plan (April 2019);Energy & Sustainability Strategy (February 2019);Statement of
Community Involvement (April 2019);Demolition and Construction Method Statement &
EnvironmentalBuilding Ventilation and Air Extraction Strategy (March 2019); Economic Benefits Statement
(April 2019);Sustainable Drainage Strategy Statement (March 2019);Waste Management and Recycling
Strategy (April 2019);Environmental Statement (April 2019);Environmental Statement Non-Technical
Summary Addendum(July 2019);Environmental Statement Vol 1 Addendum (July 2019);Environmental
Statement Vol 3 Addendum (July 2019);Affordable Workspace Explanatory Note;Average Daylight Factor
Assessment (August 2019);Letter from DP9 dated 23 September 2019re: pedestrian footbridge.

1
The development hereby permitted shall begin before the expiration of five years from the date of
this permission.

Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (As Amended).
2
The development hereby permitted shall be carried out in accordance with the approved plans listed
in this decision notice, other than where those details are altered pursuant to the requirements of the
conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3
The development hereby approved shall not commence until a Demolition Environmental
Management Plan (DEMP) has been submitted to and approved in writing by the Local Planning Authority.
The DEMP shall include details of the following measures and all other relevant measures set out in Chapter
15: Mitigation and Monitoring Schedule of Environmental Statement prepared by Trium dated April 2019 and
updated July 2019:
i.
An introduction consisting of demolition phase environmental management plan, definitions and
abbreviations and project description and location;
ii.
A description of management responsibilities;
iii.
A description of the demolition programme;
iv.
Site working hours and a named person for residents to contact;
v.
Detailed site logistics arrangements;
vi.
Details regarding parking, deliveries, and storage;
vii.
An Air Quality and Dust Management Plan in accordance with Control of Dust and Emissions during
Construction and Demolition SPG 2014;
viii.
Noise and vibration controls, vibration limits and a monitoring programme (in compliance with BS
5228-1:2009+A1:2014) plus a commitment to undertaking assessments prior to any out-of-hours work with
mitigation measures agreed with the London Borough of Lambeth;
ix.
Details of the hours of works and other measures to mitigate the impact of demolition on the amenity
of the area and safety of the highway network; and
x.
Emergency Response Plan (ERP)
xi.
Community Liaison Strategy (CLS) setting out communication and engagement procedures with the
London Borough of Lambeth, Ward Members, key local stakeholders and the local community regarding key
demolition issues.
The demolition shall thereafter be carried out in accordance with the details and measures approved in the
DEMP, unless the written consent of the Local Planning Authority is received for any variation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of adjoining
occupiers and of the area generally, and to avoid unnecessary hazard and obstruction to the public highway
(Policies EN4 (Sustainable Design and Construction), EN7 (Sustainable Waste Management) & T8
(Servicing) - Lambeth Local Plan 2015). This is required prior to commencement to ensure that all stages of
demolition are carried out in an acceptable manner.
4
Prior to commencement (including demolition), the applicant shall submit a comprehensive Site Wide
Waste Management Plan (SWMP) for written approval by the Local Planning Authority demonstrating how
waste from demolition and construction will be minimised and dealt with giving due regard to the waste
hierarchy, with minimal (target of less than 5 per cent by weight) disposal to landfill. The SWMP shall also
adhere to all relevant requirements set out in Chapter 15: Mitigation and Monitoring Schedule of the
Environmental Statement prepared by Trium dated April 2019 and updated July 2019. The development
shall thereafter be carried out in accordance with the SWMP.
Reason: In order to reduce the environmental impact of demolition and construction (Policy 5.3 of the
London Plan 2016 and Policy EN7 of the Lambeth Local Plan 2015)
5
Demolition works hereby approved shall not commence until a Deconstruction Logistics Plan (DLP)
has been submitted to and approved in writing by the local planning authority. The DLP shall include details
of parking, deliveries, storage and all other measures set out in Chapter 15: Mitigation and Monitoring
Schedule of the Environmental Statement prepared by Trium dated April 2019 and updated July 2019.
The development shall thereafter be carried out in accordance with the details and measures approved in
the DLP, unless the written consent of the Local Planning Authority is received for any variation.

Reason: To avoid unnecessary hazard and obstruction to the public highway (Policies EN4 (Sustainable
Design and Construction), EN7 (Sustainable Waste Management) & T8 (Servicing) - Lambeth Local Plan
2015). This is required pre-commencement to ensure that the entire development is not carried out in a way
which causes harm to the transport network.
6
Unless otherwise agreed in writing by the local planning authority no development other than
demolition shall commence until the following components of a scheme to deal with the risks associated with
contamination and UXO 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 any remediation measures
required and how they are to be undertaken;
The development shall thereafter be implemented in accordance with the details and measures approved.
Reason: To safeguard future users or occupiers of this site and the wider environment from irreversible risks
and 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 (2015) and EN4 of the Lambeth Local Plan (2015)).
This is required prior to commence so that opportunities for remediation are not prejudiced.
7
If, during development, contamination not previously identified is found to be present at the site then
no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried
out until the developer has submitted, and obtained written approval from the Local Planning Authority for, a
remediation strategy detailing how this unsuspected contamination shall be dealt with. The remediation
strategy shall be implemented as approved, verified and reported to the satisfaction of the Local Planning
Authority.
Reason: To safeguard future users or occupiers of this site and the wider environment from irreversible risks
and 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 (2015) and EN4 of the Lambeth Local Plan (2015)).
8
No demolition (below basement slab level) shall take place until a written scheme of investigation
(WSI) has been submitted to and approved by the local planning authority in writing. For land that is
included within the WSI, no demolition or development shall take place other than in accordance with the
agreed WSI, which shall include the statement of significance and research objectives, and
i.
The programme and methodology of site investigation and recording and the nomination of a
competent person(s) or organisation to undertake the agreed works
ii.
The programme for post-investigation assessment and subsequent analysis, publication &
dissemination and deposition of resulting material. This part of the condition shall not be discharged until
these elements have been fulfilled in accordance with the programme set out in the WSI
Reason: Heritage assets of archaeological interest may survive on the site. The local planning authority
wishes to secure the provision of appropriate archaeological investigation, including the publication of
results, in accordance with Section 12 of the NPPF, London Plan 2016 Policy 7.8 and Lambeth Local Plan
Policy Q23. This is required pre-commencement to ensure that construction work does not harm existing
archaeological assets.
9
The proposed demolition works shall be carried out in full accordance with the recommendations
relating to ecological protection set out in Chapter 15: Mitigation and Monitoring Schedule of the
Environmental Statement prepared by Trium dated April 2019 and updated July 2019. For the avoidance of
doubt these recommendations are:
i.
Site clearance activities should be undertaken between September and February, inclusive, to avoid
any potential impacts to breeding birds during their main breeding season. If site clearance during the
breeding season (March - August inclusive) is unavoidable then potential nesting habitat must be inspected

by a suitably qualified ecologist no more than 48 hours before work commences to identify active birds'
nests;
ii.
Should bird nests be present, the nest and a suitable buffer of habitat around it must be retained until
the young are confirmed to have left the nest by a suitably qualified ecologist;
iii.
In the unlikely event that other protected species are encountered, all works must cease
immediately, and advice sought from a suitably qualified ecologist;
iv.
Prior to works commencing it should be ensured that the site is not used by the peregrine falcon
Falco peregrinus (a schedule 1 protected bird) species, it is likely that this can be achieved through a
subsequent detailed data request nearer to the date of commencing works and /or communications with the
London Bird Club or London Peregrine Partnership.
v.
During construction of the landscaped areas, good horticultural practice will be utilised including the
use of peat-free composts, mulches and soil conditioners. The use of invasive species listed on Schedule 9
of the Wildlife and Countryside Act 1981 (as amended) is to be avoided.
Reason: In order to minimise harm to protected species in the interest of biodiversity (Policy EN1 of the
Lambeth Local Plan 2015)
10
Construction works (excluding demolition) hereby approved shall not commence until a Construction
Logistics Plan (CLP) has been submitted to and approved in writing by the local planning authority. The CLP
shall include details of parking, deliveries, storage and all other measures set out in Chapter 15: Mitigation
and Monitoring Schedule of the Environmental Statement prepared by Trium dated April 2019 and updated
July 2019.
The development shall thereafter be carried out in accordance with the details and measures approved in
the CLP, unless the written consent of the Local Planning Authority is received for any variation.
Reason: To avoid unnecessary hazard and obstruction to the public highway (Policies EN4 (Sustainable
Design and Construction), EN7 (Sustainable Waste Management) & T8 (Servicing) - Lambeth Local Plan
2015). This is required pre-commencement to ensure that the entire development is not carried out in a way
which causes harm to the transport network.
11
No construction works (excluding demolition) shall commence on site until a detailed Sustainable
Drainage System (SuDS) Strategy document has been provided for approval by the Local Planning
Authority, that demonstrates the technical feasibility/viability of the development's surface water drainage
system through the use of SuDS to manage the flood risk to the site and elsewhere during and post
construction; and the measures taken to manage the water quality for the life time of the development. The
SuDS Strategy must include but not limited to:
i.
Confirmation of the method of surface water discharge/disposal and demonstration of its technical
feasibility/viability
ii.
Detailed design and plan of the development's surface water management system and associated
pipework.
iii.
Confirmation from the Principle Designer or building owner of the structure's design life in
accordance with BS EN 1990.
iv.
A demonstration of the surface water management system's capability to manage its 1% Annual
Exceedance Percentage (AEP) event critical storm with an appropriate climate change factor.
v.
Detail and efficacy of the measures to manage the site's water quality and runoff volume.
vi.
Detail of the exceedance flow paths of the final drainage system.
vii.
A Timetable of implementation for the complete surface water management, including the measures
used to manage surface water runoff during construction.
The approved scheme for the surface water drainage shall be carried out in accordance with the approved
details before the development is first put in to use/occupied.
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 in accordance with Policies 5.12 and 5.13 of the
London Plan (2015) and Policies EN5 and EN6 of the Lambeth Local Plan (September 2015). It is required
that these details are agreed prior to the commencement of development as any works on site could have
implications for flood risk.
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The development hereby approved shall not commence (excluding demolition) until a Construction
Environmental Management Plan (CEMP) has been submitted to and approved in writing by the Local
Planning Authority. The CEMP shall include details of the following measures and all other relevant
measures set out in Chapter 15: Mitigation and Monitoring Schedule of Environmental Statement prepared
by Trium dated April 2019 and updated July 2019:
i.
An introduction consisting of construction phase environmental management plan, definitions and
abbreviations and project description and location;
ii.
A description of management responsibilities;
iii.
A description of the construction programme;
iv.
Site working hours and a named person for residents to contact;
v.
Detailed site logistics arrangements;
vi.
Details regarding parking, deliveries, and storage;
vii.
An Air quality and Dust Management Plan in accordance with Control of Dust and Emissions during
Construction and Demolition SPG 2014;
viii.
Noise and vibration controls, vibration limits and a monitoring programme (in compliance with BS
5228-1:2009+A1:2014) plus a commitment to undertaking assessments prior to any out-of-hours work with
mitigation measures agreed with the London Borough of Lambeth;
ix.
Details of the hours of works and other measures to mitigate the impact of construction on the
amenity of the area and safety of the highway network; and
x.
Emergency Response Plan (ERP)
xi.
Community Liaison Strategy (CLS) setting out communication and engagement procedures with the
London Borough of Lambeth, Ward Members, key local stakeholders and the local community regarding key
construction issues.
The construction shall thereafter be carried out in accordance with the details and measures approved in the
CEMP, unless the written consent of the Local Planning Authority is received for any variation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of adjoining
occupiers and of the area generally, and to avoid unnecessary hazard and obstruction to the public highway
(Policies EN4 (Sustainable Design and Construction), EN7 (Sustainable Waste Management) & T8
(Servicing) - Lambeth Local Plan 2015). This is required prior to commencement to ensure that all stages of
construction are carried out in an acceptable manner.
13
Piling or any other foundation designs using penetrative methods shall not be permitted other than
with the express written consent of the Local Planning Authority pursuant to this condition, which may be
given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk
to groundwater. The development shall be carried out in accordance with the approved details.
Reason: In order to minimise the risk of contamination (Policy 5.14 of the London Pan 2016 and Policy EN6
of the Lambeth Local Plan 2015.
14
Prior to construction works (excluding demolition), a statement providing a progress update on
implementing the proposed modular fuel cell CHP shall be submitted to and approved in writing by the Local
Planning Authority.
Reason: To encourage the use of innovative energy technologies to reduce carbon emissions (Policy 5.8 of
the London Plan 2016). This information is required prior to commencement to ensure an update is provided
at the earliest stage of development.

15
Prior to construction (excluding demolition), a statement providing an update on the engagement
with the designers and operators of the South Bank Decentralised Energy Network to facilitate connection to
the Network shall be submitted to and approved in writing by the Local Planning Authority.
Reason: To encourage the use of decentralised energy networks to reduce carbon emissions (Policy 5.6 of
the London Plan 2016).
16
Prior to construction (excluding demolition), full details of the proposed Combined Heat and Power
(CHP) plant and gas boiler system shall be submitted to and approved in writing by the Local Planning
Authority. The CHP and gas boiler system must meet the emission standards set out in the GLA's
Sustainable Design and Construction Supplementary Planning Guidance 2014 (or its later versions). The

details should be submitted using the Combined Heat and Power System information request form. The
development shall be implemented in accordance with the approved details and maintained permanently
thereafter
Reason: To secure an appropriate reduction to carbon emissions (Policy 5.2 of the London Plan 2016).
17
A fuel cell CHP shall be implemented unless it can be demonstrated to the satisfaction of the Local
Planning Authority that it would not be feasible or appropriate. If the Local Planning Authority is satisfied in
this regard, details of the alternative energy strategy for the building (heat pump solution) including an asbuilt energy statement shall be submitted to and approved in writing by the Local Planning Authority prior to
construction (excluding demolition). The development shall be implemented in accordance with the approved
details and retained permanently after.
Reason: To secure an appropriate reduction to carbon emissions (Policy 5.2 of the London Plan 2016).
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Prior to construction (excluding demolition), evidence that Thames Water has confirmed that there is
sufficient network capacity to accept wastewater discharge from the development hereby approved shall be
submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure there is sufficient capacity in the wastewater network (Policy 5.14 of the London Plan
2015 and Policy EN6 of the Lambeth Local Plan 2015).
19
Prior to above ground construction works, a water-entry strategy for the design of the ground floor in
accordance with guidelines set out in the Department for Communities and Local Government document
'Improving the flood performance of new buildings' shall be submitted to and approved in writing by the Local
Planning Authority. The development shall be implemented in accordance with the approved details and
retained permanently thereafter.
Reason: To ensure resilience to flooding (Policy EN5 of the Lambeth Local Plan 2015).
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A Design Stage certificate shall be obtained for both the Retail and Office areas confirming the
development hereby permitted has achieved a minimum BREEAM New Construction rating of 'Excellent' at
the Design Stage. The certificate shall be submitted to and approved in writing by the Local Planning
Authority prior to commencement of above ground works.
Reason: In order to secure acceptable environmental performance (Lambeth Local Plan 2015 Policy EN4).
21
The development hereby permitted shall incorporate security measures to minimise the risk of crime
and to meet the specific security needs of the development in accordance with the principles and objectives
of Secured by Design. Details of these measures shall be submitted to and approved in writing by the local
planning authority prior to commencement of the relevant works and shall be implemented in accordance
with the approved details prior to occupation and retained permanently thereafter.
Reason: To ensure that satisfactory attention is given to security and community safety (Policy Q3 of the
Lambeth Local Plan (2015).
22
Prior to above ground construction works, the developer shall submit to the Local Planning Authority
for its written approval a Life-Cycle Assessment of material use (using IMPACT-compliant software) and
Action Plan demonstrating how embodied carbon will be minimised through material specification and
sourcing. The development shall be implemented in accordance with the approved details.
Reason: To reduce carbon emissions over the life-cycle of the development (Policy 5.3 of London Plan
2016).
23
Prior to above ground construction works, details demonstrating the development's capacity to adapt
to a changing climate, developed in line with the requirements set out in Chapter 3 of the Mayor's
Sustainable Design and Construction Supplementary Planning Guidance shall be submitted to and approved
in writing by the Local Planning Authority. The development shall be carried out in accordance with the
approved details.
Reason: To ensure the development is appropriately adapted for climate change (Policy 5.1 of the London
Plan 2016).

24
Prior to the construction of Victory Arch Square, a detailed scheme for its design shall be submitted
to and approved in writing by the Local Planning Authority. The submitted details shall demonstrate the
following:
i.
The quantity, size, species, position and the proposed time of planting of all trees and shrubs to be
planted.
ii.
An indication of how all trees and shrubs integrate with the proposal in the long term with regard to
their mature size and anticipated routine maintenance and protection.
iii.
Specification of which shrubs and hedges to be planted that are intended to achieve a significant
size and presence in the landscape.
iv.
Specification of hard landscaping including materials, ground coverage, street furniture, cycle
parking stands, features to assist vision impaired pedestrians, refuse and disposal points, lighting of external
public areas, vehicle crossover points, bollards and all other outside features with finished ground levels and
site wide topographical levels.
v.
Details of the maintenance of the hard and soft landscaping scheme.
vi.
Samples of the proposed ground coverage.
The approved scheme shall be installed in accordance with the approved details prior to the commencement
of the uses hereby permitted, or, for soft landscaping, within the first available planting season thereafter,
and shall be retained and maintained thereafter, unless the written consent of the Local Planning Authority is
received for any variation. All trees, shrubs and hedge planting included within the above specification shall
accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent superseding equivalent) and
current Arboricultural best practice.
Reason: In order to ensure high quality hard and soft landscaping in and around the site in the interests of
visual amenity and ecological value (Policies Q2, Q9 and Q10 of the Lambeth Local Plan 2015).
25
Prior to the construction of Waterloo Curve, details of the proposed finished levels for Waterloo
Curve have been submitted to and approved in writing by the Local Planning Authority. The development
hereby permitted shall be undertaken in accordance with the approved details and retained permanently
thereafter.
Reason: Development must not commence before this condition is discharged to safeguard amenity and in
the interests of proper planning, preventing unacceptable siting and massing of the development relative to
the adjacent land (policies Q2, and Q7 of the Lambeth Local Plan (2015)).
26
Prior to the construction of the LUL headhouse, a detailed scheme for its design shall be submitted
to and approved in writing by the Local Planning Authority. The submitted details shall include the following:
i.
ii.
iii.
iv.

construction drawings, including sections
a specification schedule of the materials
a sample panel to be provided on site or at another appropriate location
a photographic record of the sample panels, taken on site at midday

The headhouse shall be constructed in accordance with the approved details and retained permanently
thereafter.
Reason: To ensure that the external appearance of the building and the public realm are satisfactory
(Policies Q2, Q7 and Q8 of the London Borough of Lambeth Local Plan 2015).
27
Prior to the construction of the bridge between the Waterloo Station concourse level and the
Promenade, a detailed scheme for its design shall be submitted to and approved in writing by the Local
Planning Authority. The submitted details shall include the following:
i.
construction drawings
ii.
Specification of hard landscaping including materials, ground coverage, street furniture, features to
assist vision impaired pedestrians, lighting of external public areas and all other outside features with
finished ground levels and site wide topographical levels
The bridge shall be constructed in accordance with the approved details and made available for use prior to
occupation of the parts of the building served by Cores A and B and retained permanently thereafter.

Reason: To ensure that the external appearance of the building and the public realm are satisfactory
(Policies Q2, Q7 and Q8 of the London Borough of Lambeth Local Plan 2015).
28
Prior to the construction of the lift and stair from the Curve to the Waterloo Station concourse level, a
detailed scheme for its design shall be submitted to and approved in writing by the Local Planning Authority.
The submitted details shall include the following:
i.
construction drawings, including sections
ii.
Specification of hard landscaping including materials, ground coverage, street furniture, features to
assist vision impaired pedestrians, details of wheelchair accessibility, lighting of external public areas and all
other outside features with finished ground levels and site wide topographical levels
The lift and stair shall be constructed in accordance with the approved details and retained permanently
thereafter.
Reason: To ensure that the external appearance of the building and the public realm are satisfactory
(Policies Q2, Q7 and Q8 of the London Borough of Lambeth Local Plan 2015).
29
At least 12 months prior to practical completion, a wayfinding and signage strategy shall be
submitted to and approved writing by the Local Planning Authority. The development shall be implemented in
accordance with the approved strategy and retained permanently thereafter.
Reason: To ensure the legibility within the public realm (Policy 7.5 of the London Plan 2016 and Policy Q6 of
the Lambeth Local Plan 2015)
30
Notwithstanding the details shown on the drawings hereby approved, prior to commencement of the
relevant works, details of waste and recycling storage for the development, including details of the
compaction facilities, shall be submitted to and approved in writing by the Local Planning Authority. The
waste and recycling storage shall be provided in accordance with the approved details prior to the
occupation of the uses hereby permitted, and shall thereafter be retained solely for its designated use. The
waste and recycling storage areas/facilities should comply with Lambeth's Refuse & Recycling Storage
Design Guide (2013) or subsequent superseding equivalent, unless it is demonstrated in the submissions
that such provision is inappropriate for this specific development.
Reason: To ensure suitable provision for the occupiers and users of the development, to encourage the
sustainable management of waste and to safeguard the visual amenities of the area and the Clapham Road
Conservation Area (Policies Q2, Q12 and Q22 of the Lambeth Local Plan 2015)
31
Prior to the relevant works, a scheme of mitigation of the impact of the development hereby
permitted on local wind microclimate shall be submitted to and approved in writing by the local planning
authority. The scheme shall incorporate the recommended mitigation measures identified in Chapter 10:
Wind Microclimate and Chapter 15: Mitigation and Monitoring Schedule of the Environmental Statement
prepared by Trium dated April 2019 and updated July 2019.
For the avoidance of doubt these measures are:
i.
Three trees of approximately 8.5m tall and 9m wide to the north-east of the proposed development
on Victory Arch Square (close to receptor locations 70, 71, and 91);
ii.
Porous balustrade approximately 1.1m tall along the edge of the Promenade level; and
iii.
Solid dividers that are approximately 1.1m high at the upper terraces.
The scheme of mitigation shall be implemented in accordance with the approved details and mitigation
measures, and they shall be fully installed prior to occupation and permanently retained and maintained for
the duration of the use and their operation.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan (2015)).
32
Prior to the commencement of the relevant part of the development hereby permitted, the following
details of the materials to be used in the external elevations of that part of the development shall be provided
to and approved in writing by the local planning authority. The development hereby permitted shall be
thereafter built in accordance with the approved details. The following details are required:

i.
ii.
iii.

a specification schedule of the materials
a sample panel to be provided on site or at another appropriate location
a photographic record of the sample panels, taken on site at midday

Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7 and Q8 of
the London Borough of Lambeth Local Plan 2015).
33
Notwithstanding the details shown on the approved drawings, prior to the commencement of the
relevant part of the development, construction drawings including sections at an appropriate scale (to be
agreed with the local planning authority) of all external elements of the new structures (including rain water
goods, soffits, copings, ledges, reveals) shall be submitted to and approved in writing by the Local Planning
Authority. The development shall be implemented in accordance with the approved details and retained
permanently thereafter.
Reason: To ensure that the external appearance of the building is satisfactory (policies Q2, Q7 and Q8 of
the London Borough of Lambeth Local Plan (2015)).
34
Prior to the commencement of the hard and soft landscaping works, a hard and soft landscaping
scheme shall be submitted to and approved in writing by the Local Planning Authority. The submitted details
shall demonstrate the following:
i.
The quantity, size, species, position and the proposed time of planting of all trees and shrubs to be
planted.
ii.
An indication of how all trees and shrubs integrate with the proposal in the long term with regard to
their mature size and anticipated routine maintenance and protection.
iii.
Specification of which shrubs and hedges to be planted that are intended to achieve a significant
size and presence in the landscape.
iv.
Specification of hard landscaping including materials, ground coverage, street furniture, cycle
parking stands, features to assist vision impaired pedestrians, refuse and disposal points, lighting of external
public areas, basement ventilation, vehicle crossover points, bollards and all other outside features with
finished ground levels and site wide topographical levels.
v.
Details of the maintenance of the hard and soft landscaping scheme.
vi.
Samples of the proposed ground coverage.
The approved hard and soft landscaping scheme shall be installed in accordance with the approved details
prior to the commencement of the uses hereby permitted, or, for soft landscaping, within the first available
planting season thereafter, and shall be retained and maintained thereafter, unless the written consent of the
Local Planning Authority is received for any variation. All trees, shrubs and hedge planting included within
the above specification shall accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent
superseding equivalent) and current Arboricultural best practice.
Reason: In order to ensure high quality hard and soft landscaping in and around the site in the interests of
the ecological value of the site and in the interests of visual amenity (Policies Q2, Q9 and Q10 of the
Lambeth Local Plan 2015).
35
Prior to the implementation of the landscaping scheme, a horticultural management plan shall be
submitted to and approved in writing by the Local Planning Authority. The plan shall set out how the planting
will be managed for a minimum of five years to ensure full and successful establishment of plants and trees.
The plans shall identify all areas that will be under communal management and clearly specify that properly
qualified horticulturists will be contracted to manage the site. The planting shall be thereafter managed in
accordance with the approved management plan.
Reason: In order to ensure the long term successful establishment of the planting in the interests of ecology
and visual amenity (Lambeth Local Plan Policy Q9).
36
Prior to the installation of the ecological areas of promenade and rooftop, a detailed specification of
the planting and materials 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 ecological elements, together with details of their anticipated routine maintenance and protection. The
ecological areas shall only be installed and maintained permanently thereafter in accordance with the
approved details.

Reason: In order to promote biodiversity and water runoff attenuation on the site. (Policy 5.11 of the London
Plan (2016) and Policy EN4 of the Lambeth Local Plan (2015)).
37
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: To safeguard future users or occupiers of this site and the wider environment from irreversible risks
and 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 2015) and EN4 of the Lambeth Local Plan (2015)).
38
Prior to the first occupation of the building a management and maintenance plan of the final surface
water management system (i.e. Sustainable Drainage System - SuDS) and associated pipework shall be
provided to and approved in writing by the Local Planning Authority. The plan must consider the
management and maintenance for the lifetime of the development which shall include the arrangements for
adoption by any public authority or statutory undertaker and any other arrangements to secure the operation
of the scheme throughout its lifetime. The approved plan shall be implemented in full in accordance with the
agreed terms and conditions.
Reason: To ensure there are clear arrangements in place for ongoing maintenance over the lifetime of the
development (Government ministerial statement HCWS161)
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Prior to occupation of the development, full details of cycle parking and a management strategy for
the management of cycle parking within the development, shall be submitted to and approved by the Local
Planning Authority. The submitted details shall demonstrate how the provision of additional short-stay
parking has been fully considered.
a)
Prior to the occupation of the parts of the building served by Core C, the cycle parking and
associated facilities necessary to serve occupiers of building C shall be provided.
b)
Prior to the occupation of the parts of the building served by Cores A and B, the cycle parking and
associated facilities necessary to serve occupiers of buildings A and B shall be provided.
The development shall thereafter be implemented and maintained permanently thereafter in accordance with
the approved drawings.
Reason: In order that the Local Planning Authority and Transport for London may be satisfied as to the
effects of the scheme on the adjacent road network so as to avoid hazard or obstruction to the public
highway (Policy T7 of the Lambeth Local Plan 2015 and Policy T5 of the draft New London Plan 2019.)
40
The development shall not be occupied until details have been submitted and approved in writing by
the Local Planning Authority that confirm either:
i.
all water network upgrades required to accommodate the additional flows from the development
have been completed; or
ii.
an infrastructure phasing plan has been agreed with Thames Water to allow the development to be
occupied. Where an infrastructure phasing plan is agreed, no occupation shall take place other than in
accordance with the agreed infrastructure phasing plan.
Reason: The development may lead to no / low water pressure and network reinforcement works are
anticipated to be necessary to ensure that sufficient capacity is made available to accommodate additional
demand anticipated from the new development (Policy 5.15 of the London Plan 2016).
41
Prior to the occupation of the development, a flood evacuation plan shall be submitted to and
approved in writing by the Local Planning Authority. The plan shall include relevant mitigation measures as
specified in Chapter 15: Mitigation and Monitoring Schedule of the Environmental Statement prepared by
Trium dated April 2019 and updated July 2019. The flood evacuation plan shall be implemented during the
use of the development hereby approved.

Reason: In order to mitigate the impact of a flood event on users of the development (London Plan Policy
5.12 and Lambeth Local Plan Policy 2015 EN5).
42
No development shall be brought in to use/occupied until a management and maintenance plan of
the final surface water management system (i.e. Sustainable Drainage System - SuDS) and associated
pipework has been provided for approval by the Local Planning Authority. The plan must consider the
management and maintenance for the lifetime of the development which shall include the arrangements for
adoption by any public authority or statutory undertaker and any other arrangements to secure the operation
of the scheme throughout its lifetime. The approved plan shall be implemented in full in accordance with the
agreed terms and conditions.
Reason: In the interests of securing a more sustainable development and to reduce the impact of flooding
both to and from the development in accordance with Policies 5.12 and 5.13 of the London Plan (2015) and
Policies EN5 and EN6 of the Lambeth Local Plan (September 2015).
43
Prior to first occupation, the applicant shall submit detailed proposals demonstrating positively the
ability of the development to connect to the future South Bank Decentralised Energy Network, developed
through extensive and evidenced dialogue and cooperation with the Network's designers and operators, with
any proposed non-connection only permissible if carbon emissions after connection would be higher as a
result. The details shall be submitted to the Local Planning Authority for written approval and the
development shall be implemented in accordance with the approved details.
Reason: To encourage the use of decentralised energy networks to reduce carbon emissions (Policy 5.6 of
the London Plan 2016).
44
a)
Prior to the occupation of the uses within the parts of the building hereby permitted which
are served by Core C, full details of internal and any external plant equipment and trunking, including
building services plant, and ventilation and filtration equipment, shall be submitted to and approved in writing
by the Local Planning Authority.
b)
Prior to the occupation of the uses within the parts of the building hereby permitted which are served
by Cores A and B, full details of internal and any external plant equipment and trunking, including building
services plant, and ventilation and filtration equipment, shall be submitted to and approved in writing by the
Local Planning Authority.
The development shall thereafter be carried out in accordance with the approved details and all ducting,
services plant and other equipment shall be installed in accordance with the approved details prior to the
occupation of the uses served by respective Cores as identified above and shall thereafter be maintained in
accordance with the manufacturers' instructions.
Reason: To ensure appropriate appearance and that no nuisance or disturbance is caused to the detriment
of the amenities of adjoining occupiers or to the area generally (Policy Q2 and Q7 of the Lambeth Local Plan
2015).
45
a)
No unit shall be occupied as a Class A3, A4 or A5 use within the parts of the building served
by Core C, until full details (including elevation drawings) of any internal and external plant equipment and
trunking, including building services plant, ventilation and filtration equipment and commercial kitchen
exhaust ducting / ventilation, are submitted to and approved in writing by the Local Planning Authority.
b)
No unit shall be occupied as a Class A3, A4 or A5 use within the parts of the building served by
Cores A and B, until full details (including elevation drawings) of any internal and external plant equipment
and trunking, including building services plant, ventilation and filtration equipment and commercial kitchen
exhaust ducting / ventilation, are 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
occupation of the uses served by respective Cores as identified above and shall thereafter be maintained in
accordance with the manufacturer's instructions for the duration of the Class A3. A4, or A5 use.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future
occupiers or of the area generally (Policy Q2 (Amenity) - Lambeth Local Plan 2015).

46
a)
Prior to the occupation of the parts of the building served by Core C, a proposed intelligent
lighting system for the relevant parts of the building whereby internal lights will automatically switch off when
the area is unoccupied (for a specified length of time), shall be submitted to and approved in writing by the
Local Planning Authority. The details must accord with the BCO Guide to Lighting for the reduction of
obstructive light. The development shall be implemented in accordance with the approved details and
retained and properly maintained permanently thereafter.
b)
Prior to the occupation of the parts of the building served by Cores A and B, a proposed intelligent
lighting system for the relevant parts of the building whereby internal lights will automatically switch off when
the area is unoccupied (for a specified length of time), shall be submitted to and approved in writing by the
Local Planning Authority. The details must accord with the BCO Guide to Lighting for the reduction of
obstructive light. The development shall be implemented in accordance with the approved details and
retained and properly maintained permanently thereafter.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015).
47
a)
Prior to the occupation of the parts of the building served by Core C, and notwithstanding the
details shown on the drawings hereby approved, a detailed signage/advertisement strategy for the relevant
parts of the building shall be submitted to and approved in writing by the Local Planning Authority prior to
occupation. All signage/advertisement to be affixed to the building or otherwise externally displayed is to be
in accordance with the approved strategy unless otherwise agreed in writing by the Local Planning Authority.
b)
Prior to the occupation of the parts of the building served by Cores A and B, and notwithstanding the
details shown on the drawings hereby approved, a detailed signage/advertisement strategy for the relevant
parts of the building shall be submitted to and approved in writing by the Local Planning Authority prior to
occupation. All signage/advertisement to be affixed to the building or otherwise externally displayed is to be
in accordance with the approved strategy unless otherwise agreed in writing by the Local Planning Authority.
Reason: To ensure that the appearance of the development is satisfactory and does not detract from the
character and visual amenity of the area (Policies Q5 and Q17 of the Lambeth Local Plan 2015).
48
No A1, A2, A3, A4, A5 or D2 use hereby permitted shall commence until a customer management
plan for each use has been submitted and approved in writing by the local planning authority. This should
include but not be limited to, hours of operation, management responsibilities during all operating hours,
measures to control noise from live and amplified music (including the screening of sporting events and
public-address systems) and minimising the effects of patrons coming and going from the building will be
prevented from causing nuisance for people in the area. The use hereby permitted shall thereafter be
operated in accordance with the approved details.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015).
49
Within one-year of first occupation of the building, the applicant shall submit to the Local Planning
Authority for its written approval an embodied carbon assessment of the building constructed using actual
information of emissions associated with manufacture and delivery of materials used in construction.
Reason: To encourage achievement of the targeted reductions in carbon emissions over the life-cycle of the
development (Policy 5.3 of London Plan 2016).
50
A Post-Construction certificate shall be obtained for both Retail and Office areas confirming the
development hereby permitted has achieved a minimum BREEAM New Construction rating of 'Excellent'.
The certificate shall be submitted to and approved and writing by the Local Planning Authority within twelve
months of first occupation of the building.
Reason: In order to secure acceptable environmental performance (Lambeth Local Plan 2015 Policy EN4).
51
Automatic continuous PM10 monitoring shall be carried out on site during demolition and
construction. Baseline monitoring should commence at least 3 months before the commencement of works
and continue throughout all demolition and 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 shall be submitted to and approved in writing by the Council prior to commencement.
The development shall thereafter be carried out in accordance with the approved details:
Reason: In order to mitigate the impact on air quality development must not commence before this condition
is discharged to manage and mitigate the impact of the development on the air quality and dust emissions in
the area and London as a whole, and to avoid irreversible and unacceptable damage to the environment
(London Plan policies 5.3 and 7.14, and the London Plan SPGs for Sustainable Design and Construction
and Control of Dust and Emissions during Construction and Demolition).
52
No drainage systems for the infiltration of surface water drainage into the ground are permitted other
than with the express written consent of the Local Planning Authority pursuant to this condition, which may
be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable
risk to controlled waters. The development shall be carried out in accordance with the approval details.
Reason: In order to minimise the risk of contamination (Policy 5.14 of the London Pan 2016 and Policy EN6
of the Lambeth Local Plan 2015).
53
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.
54

Parking spaces and servicing bays shall be fitted with rapid electric vehicle charging points.

Reason: In order to encourage the uptake of electric vehicles to reduce local emissions (Policy T6.1 and T7
and of the draft London Plan 2019).
55
Customers are not permitted within the flexible A1/A2/A3/A4/A5/D2 spaces hereby permitted other
than between 0730 and 2300 each day, unless otherwise agreed in writing by the Local Planning Authority
Reason: In order to protect the amenities of nearby residents (Policy Q2 of the Lambeth Local Plan).
56
The roof terraces hereby approved (excluding the Promenade level) shall not be used between the
hours of 2300 and 0600 the following day, Monday to Sunday, unless otherwise agreed in writing by the
Local Planning Authority
Reason: In order to protect the amenities of nearby residents (Policy Q2 of the Lambeth Local Plan).
57
The development hereby permitted shall be operated in accordance with the approved Waste
Management and Recycling Strategy prepared by WSP dated April 2019.
Reason: To ensure suitable provision for the occupiers of the development, to encourage the sustainable
management of waste and to safeguard the visual amenities of the area (Lambeth Local Plan 2015 Policy
Q12).
58
At 1 metre outside the windows of any noise sensitive residential receptors, the level of noise from
operational plant and machinery shall be at all times at least 10dB below the existing background noise
levels.
Reason: To protect the amenities of nearby residents (Policy Q2 of the London Borough of Lambeth Local
Plan 2015)
59
For the area coloured pink and identified as (03) on approved drawings reference 17074A(00)_P100
P02 and 17074A(00)_P101 P02 the gross internal areas for the uses hereby permitted shall not exceed the
following:
o
A1: 3,933 sqm
o
A2: 798 sqm
o
A3: 3,194 sqm
o
A4: 1,597 sqm
o
A5: 798 sqm

o

D2: 3,194 sqm

For the area coloured orange and identified as (02) on approved drawing reference 17074A(00)_P102 P01
the area of A1/A3/A4 use shall not exceed 325sqm.
For the areas coloured yellow and identified as (01) on approved drawing reference 17074A(00)_P102 P01
the area of A1 use shall not exceed 171sqm.
Reason: To ensure that the development does not harm the vitality and viability of Lambeth's hierarchy of
major, district and local centres, and CAZ frontages (Policy ED6 and PN1 of the Lambeth Local Plan 2015).
60
Any trees, shrubs or hedges included in the landscaping scheme for the development hereby
permitted that die, are removed, become seriously damaged or diseased, within ten years of planting, shall
be replaced within six months of death, removal, damage or disease, or the first available planting season
thereafter.
Reason: In order to ensure long term retention of the landscaping in and around the site in the interests of
the ecological value of the site and in the interests of visual amenity (Policies Q6, Q9 and Q10 of the
Lambeth Local Plan 2015).
61

All communal spaces and entrances to buildings shall be fully wheelchair accessible.

Reason: To ensure the development is accessible to all users. (London Plan 2016 Policy 7.2 and Lambeth
Local Plan 2015 Policy Q1).

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.
Your attention is drawn to the need to comply with the requirements of the Control of Pollution Act
1974 concerning construction site noise and in this respect you are advised to contact the Council's
Environmental Health Division.
4.
You are advised of the necessity to consult the Principal Highways Engineer of the Highways team
on drw@lambeth.gov.uk in order to obtain necessary prior approval for undertaking any works within the
Public Highway including Scaffold, Temporary/Permanent Crossovers, Oversailing/Undersailing of the
Highway, Drainage/Sewer Connections and Repairs on the Highways, Hoarding, Excavations, Temporary
Full/Part Road Closures, Craneage Licenses etc. You are advised to contact the Highways team at the
earliest possible opportunity.
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.
The CL:AIRE Definition of Waste: Development Industry Code of Practice (Version 2) provides
operators with a framework for determining whether or not excavated material arising from site during
remediation and/or land development works are waste or have ceased to be waste. Under the Code of
Practice:

o
excavated materials that are recovered via a treatment operation can be re-used on-site providing
they are treated to a standard such that they fit for purpose and unlikely to cause pollution;
o
treated materials can be transferred between sites as part of a hub and cluster project;
o
some naturally occurring clean material can be transferred directly between sites
Developers should ensure that all contaminated materials are adequately characterised both chemically and
physically, and that the permitting status of any proposed on site operations are clear. If in doubt, the
Environment Agency should be contacted for advice at an early stage to avoid any delays.
The Environment Agency recommends that developers refer to:
o
o

the Position statement on the Definition of Waste: Development Industry Code of Practice and;
the Environmental regulations page on gov.uk.

7.
There are water mains crossing or close to your development. Thames Water do NOT permit the
building over or construction within 3m of water mains. If you're planning significant works near our mains
(within 3m) we'll need to check that your development doesn't reduce capacity, limit repair or maintenance
activities during and after construction, or inhibit the services we provide in any other way. The applicant is
advised to read our guide working near or diverting our pipes.
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-ordiverting-our-pipes
8.
The proposed development is located within 15m of our underground water assets and as such we
would like the following informative attached to any approval granted. The proposed development is located
within 15m of Thames Waters underground assets, as such the development could cause the assets to fail if
appropriate measures are not taken. Please read our guide 'working near our assets' to ensure your
workings are in line with the necessary processes you need to follow if you're considering working above or
near our pipes or other structures. https://developers.thameswater.co.uk/Developing-a-large-site/Planningyour-development/Working-near-or-diverting-our-pipes.
Should you require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk
9.
The applicant is advised to work closely with London Underground (LU) in development of the
design. This is to include compliance with LU standards and guidelines, addressing technical concerns
arising during the design process and preparing and issuing documentation as advised by LU, for LU review
and approval.
LU has identified the following elements of the development which will require particular attention;
1. Modification of vent shaft and head house
2. Installation of piles at 1.5m from LU Northern Line tunnel
3. Pile cap construction within 3m of Bakerloo Line tunnel
4. Piled retaining walls and lift pits within 6m of LU ventilation plenum
Furthermore, the applicant has been made aware that some of the deep tube assets present circularity
concerns. As a result of this, the applicant should be expected to implement a suitable monitoring scheme, in
accordance with contemporary survey data, the impact analysis, the current asset condition and the works
programme.
In addition, the applicant will be expected to enter into a development agreement (DA) with TfL to undertake
some of the elements of the project. The DA is also likely to cover any existing LUL rights that will be
affected by the development, along with commercial terms.
10.

The building will need to have red aviation obstruction lights installed.

11.
Crane Operations Cranes, whether in situ temporarily or long term are captured by the points
heighted above. Note that if a crane is located on top of another structure, it is the overall height (structure +
crane) than is relevant. Temporary structures such as cranes can be notified through the means of a Notice
to Airmen (NOTAM). If above a hgt of 300ft (91.4m) above ground level, the developer must ensure that the
crane operator contacts the CAA's Airspace Regulation (AR) section on ARops@caa.co.uk or 02074536599.
If the crane is to be in place for in excess of 90 days it should be considered a permanent structure and will

need to be notified as such: to that end the developer should also contact the DGC (see above). Additionally,
any crane of a hgt of 60m or more will need to be equipped with aviation warning lighting in line with CAA
guidance concerning crane operations which is again available at
http://publicapps.caa.co.uk/docs/33/CAP%201096%20In%20Focus%20-%20Crane%20Ops.pdf
12.
The written scheme of investigation will need to be prepared and implemented by a suitably qualified
professionally accredited archaeological practice in accordance with Historic England's Guidelines for
Archaeological Projects in Greater London. This condition is exempt from deemed discharge under schedule
6 of The Town and Country Planning (Development Management Procedure) (England) Order 2015.
13.
For information on the NRMM Low Emission Zone requirements and to register NRMM, please visit
"http://nrmm.london/".
14.
The applicant is advised to engage with St Thomas' Hospital and WeAreWaterloo when developing
the following plans and evidence of this engagement should be included the submitted documents:
o
o
o

Deconstruction Logistics Plan
Construction Logistics Plan
Construction Environmental Management Plan

15.
The applicant is advised to notify St Thomas Hospital in advance of any road closures or bus
diversions that are arise because of construction work
16.
The Deconstruction Logistics Plan and Construction Logistics Plan shall include consideration of the
use of the River Thames for freight and removal of waste

Yours sincerely

Rob Bristow

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

Date printed: 2nd October 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/planninginspectorate. The Secretary of State has power to allow longer period for the giving of a notice of appeal but
he will not normally be prepared to exercise this power unless there are special circumstances which excuse
the delay in giving notice of appeal. The Secretary of State is not required to entertain an appeal if it appears
to him that permission for the proposed development could not have been granted by the local planning
authority, or could not have been so granted otherwise than subject to the conditions imposed by them,
having regard to the statutory requirements, to the provisions of the development order, and to any directions
given under the order.
Purchase Notice
If permission to develop land is refused or granted subject to conditions, whether by the local planning
authority or by the Secretary of State for the Environment, and the owner of the land claims that the land has
become incapable of reasonably beneficial use in its existing state and cannot be rendered capable of
reasonable beneficial use by the carrying out of any development which has been or would be permitted, he
may serve on the London Borough of Lambeth a purchase notice requiring that Council to purchase his
interest in the land in accordance with the provisions of Section 137 of the Town and Country Planning Act
1990.
Compensation
In certain circumstances, a claim may be made against the local planning authority for compensation, where
permission is refused or granted subject to conditions by the Secretary of State for the Environment on
appeal or on a reference of the application to him. The circumstances in which such compensation is
payable are set out in Section 120 and related provision of the Town and Country Planning Act 1990.
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Appendix 2: List of consultees (statutory and Other Consultees)
External Consultees
-

City Of London
City of Westminster
Civil Aviation Authority
Development Control Department Thames Water
Environment Agency
Greater London Archaeology Advisory Service
Greater London Authority
L.F.C.D Authority
Lb Camden
LB Southwark
London Heliport
London Underground Infrastructure Protection
Ministry for Housing, Communities & Local Government
National Air Traffic Safeguarding Office
Natural England
Network Rail
Port Of London Authority
TFL Road Network Development (non-referable)
Ward Councillors

Internal Consultees
-

Air Quality
Arboricultural Officer
Bioregional (sustainability consultant)
Building Control
Conservation & Urban Design
Enterprise, Employment And Skills
Flooding
Highway Team
Housing
Implementation
Parks & Open Spaces
Planning Policy
Regeneration
Sanctum (Environmental health consultant)
Transport
Veolia Waste

Other Consultees
-

Ashmole Tenants Assoc
Association of Waterloo Groups
Cleaver Square, Cleaver Street , Bowden St
Cleaver Square, Cleaver Street , Bowden St
County Hall Freehold Ltd
County Hall Residents Association
Friends Of Archbishop's Park

-

Friends Of Hatfield Green
Friends Of Jubilee Gardens
Friends Of Lambeth High Street Rec
Friends Of St John's Churchyard
Hatch Row Housing Co-operative
Heart Of Kennington Residents' Association
ICOMOS
Kennington Association Planning Forum
Kennington Oval & Vauxhall Forum
Kennington Park Road Residents' Assocation
Lambeth Estates Residents Association
Larkhall Triangle Residents Association
London Ambulance Service
London and Continental Railways
London City Airport
London Cycling Campaign
London Heliport
Matheson Lang Munroe Tenants Assoc
National Police Air Service
Neighbourhood Regeneration Project Manager
Pearman Street Residents Association
River Thames Society
Royal Parks
SAVE Britain’s Heritage
South Bank And Waterloo Neighbours
South Bank Board
South Bank Employers Group
South Bank Management Company Ltd
Southbank & Waterloo Forum
The Georgian Group
Twentieth Century Society
Victorian Society
Waterloo Community Development Group
We Are Waterloo
Westminster Square Residents' Association
Whitehouse Residents & Owners Association
Whitgift Estate Tenants Association

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to SPGs, SPD
and other relevant guidance
National Planning Policy Framework 2019
National Planning Practice Guidance
London Plan (2016) policies:
1.1
Delivering the strategic vision and objectives for London
2.9
Inner London
2.10
Central Activities Zone – Strategic Priorities
2.11
Central Activities Zone – Strategic Functions
2.13
Opportunity Areas and Intensification Areas
2.15
Town Centres
3.2
Improving Health and Addressing Health Inequalities
4.1
Developing London’s Economy
4.2
Offices
4.3
Mixed Use Development and Offices
4.7
Retail and Town Centre Development
4.8
Supporting a Successful and Diverse Retail Sector and Related Facilities and Services
4.12
Improving Opportunities for All
5.1
Climate Change Mitigation
5.2
Minimising Carbon Dioxide Emissions
5.3
Sustainable Design and Construction
5.5
Decentralised Energy Networks
5.6
Decentralised Energy in Development Proposals
5.7
Renewable Energy
5.8
Innovative Energy Technologies
5.9
Overheating and Cooling
5.10
Urban Greening
5.11
Green Roods and Development Site Environs
5.12
Flood Risk Management
5.13
Sustainable Drainage
5.14
Water Quality and Wastewater Infrastructure
5.15
Water Use and Supplies
5.17
Waste Capacity
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
7.1
Lifetime Neighbourhoods
7.2
An Inclusive Environment
7.3
Designing out Crime
7.4
Local Character
7.5
Public Realm
7.6
Architecture
7.7
Location and Design of Tall and Large Buildings
7.8
Heritage Assets and Archaeology
7.10
World Heritage Sites
7.11
London View Management Framework
7.12
Implementing the London View Management Framework
7.13
Safety, Security and Resilience to Emergency

7.14
7.15
7.18
7.19
7.21
7.25
7.29
8.2
8.3

Improving Air Quality
Reducing and Managing Noise, Improving and Enhancing the Acoustic Environment and Promoting
appropriate Soundscapes
Protecting open space and addressing deficiency
Biodiversity and Access to Nature
Trees and Woodlands
Increasing the use of the blue ribbon network for freight transport
The River Thames
Planning Obligations
Community Infrastructure Levy

Lambeth Local Plan (2015) policies:
D1 Delivery and monitoring
D2 Presumption in favour of sustainable development
D3 Infrastructure
D4 Planning obligations
D5 Enforcement
H1 Maximising housing growth
H2 Delivering affordable housing
H3 Safeguarding existing housing
H4 Housing mix in new developments
H5 Housing standards
H6 Residential conversions
H7 Student housing
H8 Housing to meet specific community needs
H9 Hostels and houses in multiple occupation
H10 Gypsy and traveller needs
ED1 Key Industrial and Business Areas (KIBAs)
ED2 Business, industrial and storage uses outside KIBAs
ED3 Large offices (greater than 1,000 m2)
ED4 Work-live development
ED5 Railway arches
ED6 Town centres
ED7 Evening economy and food and drink uses
ED8 Public houses
ED9 A2 uses
ED10 Local centres and dispersed local shops
ED11 Visitor attractions, leisure, arts and culture uses
ED12 Hotels and other visitor accommodation
ED13 Markets
ED14 Employment and training
S1 Safeguarding existing community premises
S2 New or improved community premises
S3 Schools
T1 Sustainable travel
T2 Walking
T3 Cycling
T4 Public transport infrastructure
T5 River transport
T6 Assessing impacts of development on transport capacity
T7 Parking
T8 Servicing
T9 Minicabs, taxis and private hire vehicles
T10 Telecommunications

EN1 Open space and biodiversity
EN2 Local food growing and production
EN3 Decentralised energy
EN4 Sustainable design and construction
EN5 Flood risk 106
EN6 Sustainable drainage systems and water management
EN7 Sustainable waste management Q1 Inclusive environments
Q2 Amenity
Q3 Community safety
Q4 Public art
Q5 Local distinctiveness
Q6 Urban design: public realm
Q7 Urban design: new development
Q8 Design quality: construction detailing
Q9 Landscaping
Q10 Trees
Q11 Building alterations and extensions
Q12 Refuse/recycling storage
Q13 Cycle storage
Q14 Development in gardens and on backland sites
Q15 Boundary treatments
Q16 Shop fronts
Q17 Advertisements and signage
Q18 Historic environment strategy
Q19 Westminster World Heritage Site
Q20 Statutory listed buildings
Q21 Registered parks and gardens
Q22 Conservation areas
Q23 Undesignated heritage assets: local heritage list
Q24 River Thames
Q25 Views
Q26 Tall and large buildings
PN1 Waterloo
PN2 Vauxhall
PN3 Brixton
PN4 Streatham
PN5 Clapham
PN6 Stockwell
PN7 West Norwood
PN8 Kennington/Oval
PN9 Herne Hill
PN10 Loughborough Junction
PN11 Upper Norwood
Draft South Bank and Waterloo Neighbourhood Plan 2017-2032
Supplementary Planning Documents (SPDs) & Other Relevant Documents:
Lambeth
Waterloo SPD
Refuse & Recycling Storage Design Guide
Waste Storage and Collection Requirements - Technical Specification
Air Quality Planning Guidance Notes
London Plan Supplementary Planning Guidance (SPG)

Culture and Night Time Economy (November 2017)
Central Activities Zone (March 2016)
Social Infrastructure (May 2015)
Accessible London: Achieving an Inclusive Environment (October 2014)
The control of dust and emissions during construction and demolition (July 2014)
Town Centres (July 2014)
Character and Context (June 2014)
Sustainable Design and Construction (April 2014)
London View Management Framework (March 2012)
London World heritage Sites (March 2012)

