ADDRESS:
Ashmole Housing Estate
Application Number: 19/00744/FUL
Case Officer: Rositsa Malinova
Ward: Oval
Date Received: 28 February 2019
Proposal: The application seeks the redevelopment of 2 sites on the Ashmole Housing Estate as
follows:
Site 1:
Demolition of the existing tenant’s hall and erection of a part 4, part 5 storey building to include a
new tenant’s hall (Use Class D1) at ground floor level and 15 residential flats (Use Class C3) at
upper floor levels together with provision of refuse/recycling and cycle storage and associated
landscaping.
Site 2:
Erection of 6 dwelling houses and 9 flats (Use Class C3) and a temporary tenant’s hall (Use Class
D1) at site of former garages opposite 47-57 Ebbisham Drive together with provision of
refuse/recycling and cycle storage and associated landscaping.
Applicant:
Metropolitan Housing Trust

Agent:
Ms Maggie Lynch
Metropolitan Housing Trust

RECOMMENDATION:
1. Resolve to grant conditional planning permission subject to the completion of an
agreement under Section 106 of the Town and Country Planning Act 1990 (as
amended) containing the planning obligations listed in this report.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:
a. Finalise the recommended conditions as set out in this report, addendums
and/or PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report,
addendums and/or PAC minutes pursuant to Section 106 of the Town and
Country Planning Act 1990 (as amended).
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Assistant Director of Planning,
Transport and Development, having regard to the heads of terms set out in this report,
addendums and/or PAC minutes, to negotiate and complete a document containing
obligations pursuant to Section 106 of the Town and Country Planning Act 1990 (as
amended) in order to meet the requirement of the Planning Inspector.
4. In the event that the Section 106 Agreement is not completed within 6 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.

EXECUTIVE SUMMARY
The application site comprises of two plots located within Ashmole Housing Estate -a single storey community
use building (use class D1) at Meadow Road and the other is a vacant plot of land at Ebbisham drive. The
surrounding area is predominantly residential and is urban in character.
The application proposes the demolition of the existing building at Meadow Road and erection of a part 4, part
5 storey residential building comprising of 15 flats (use class C3) together with a tenant’s hall at ground floor
level (use class D1). At Ebbisham Drive the proposal is for 6 terraced dwelling houses and 9 flats. The proposal
would also include a temporary tenant’s hall to cover the construction period of the development.
The proposed residential use is considered entirely appropriate for the site. The scheme would provide 100%
affordable housing and include an appropriate split between London Affordable Rent units and shared
ownership. The housing mix comprising seven 1-beds, sixteen 2-beds and seven 3-bed family sized dwellings
is also supported. The proposed residential units would be of high quality and would comply with the relevant
standards for internal floor area and outdoor amenity space, including children’s play space.
The application would re-provide the tenant’s hall, with an identical floorspace to the hall itself (106 sq.m.)
which is of an improved quality. Officers note that although the proposed tenant’s hall would be smaller than
the existing by 27 sq.m (11.5% of the existing space), this space is considered to have been surplus to the
functional use of the D1 space.
The current building on Meadow Road is of no special architectural or historic interest and officers do not object
to its demolition. The proposed building on Meadow Road is considered to represent high quality attractive
development, which would be of appropriate scale for its surrounding context; and the proposed terrace on
Ebbisham Drive would be a modest high quality development. It is officer’s opinion that there would be no
harm to any heritage assets, and that it is not necessary to consider whether any harm would be outweighed
by public benefits. Nonetheless, a list of the public benefits that arise from the development are set out in the
report to assist the decision-maker.
Officers have fully assessed the amenity impacts of the development on surrounding residential properties. It
has been identified that there would be some loss of daylight and sunlight; however these losses would have
a negligible to minor impact on neighbouring properties. The proposed buildings at both sites would not result
in undue sense of enclosure or unacceptable loss of outlook for the neighbouring building. Turning to matters
regarding noise and disturbance, officers have assessed the potential impact that the replacement tenant’s
hall would have on the existing and proposed residential properties. Officers consider that subject to a number
of conditions on operating hours, securing community use management plan, noise insulation and amplified
music control, the proposal would not give rise to unacceptable disturbance. Overall, officers are satisfied that
the scheme would not result in any impacts that are unreasonable in the surrounding context of a dense urban
environment.
Officers consider that the proposal would be in compliance with the development plan. There are no material
considerations of sufficient weight to dictate that the application should be refused. Officers are therefore
recommending approval of the application, in accordance with the presumption in favour of sustainable
development conferred upon local planning authorities by the National Planning Policy Framework. The
permission would subject to planning conditions and a Section 106 agreement.

APPLICATION DETAILS
Site Designations
Relevant site designations:
Kennington Cross Neighbourhood
Association
Environment Agency Flood Zone 2/3
Oval Gasholders HSE Consultation Zone
Kennington Oval And Vauxhall Forum
(KOV)
Protected Vistas

Parliament Hill tree to Oak Palace of Westminster
Milbank to Vauxhall Cross Building (MI6)
Brixton Panoramic: Battersea Park to the Gherkin
and Canary Wharf.

Land Use Details
Site area (ha):

0.29 ha

Non-Residential Details

Existing
Proposed

Use Class

Use Description

D1 (non-residential institutions)
D1 (non-residential institutions)

tenant’s hall
tenant’s hall

Floorspace (sq.m)
(Gross Internal Area)
235 sq.m
208 sq.m

Residential Details
Residential Type
Existing

-

Proposed
On-Site

London Affordable
Rent
Intermediate
(Shared ownership)
Private/Market
Total

No. of bedrooms per unit
Studio 1 2 3 4 Total
0
-

3

5

7

0

15

-

4

11

0

0

15

-

7

16

7

-

Accessibility

M4(2) Units (level access throughout units)
M4(3) Units

Number of C3 Units
3 (10%)
-

30

Parking Details

Existing
Proposed

Car Parking
Spaces (General)
0
0

Car Parking
Spaces (Disabled)
0
3

% of
EVCP
0
10 (3 spaces 1 active and 2 passive)

Bike
Spaces
0
57

Legal Services Clearance
AUDIT TRAIL
Consultation
Name/Position
Susan Boucher
Lawyer

Lambeth
department
Legal Services

Date Sent

Date Received

Report Cleared

8.11.2019

11.11.2019

14.11.2019

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with (1)(i) and (ii) of the Committee’s terms of reference as it relates to a major
application for the provision of more than 10 residential dwellings.

1

The site and the surrounding area

1.1

The application relates to two sites within the Ashmole Housing Estate around 150m south of the Kia
Oval Cricket Stadium. In this report they will be referred to as: ‘Site 1: Meadow Road’; and ‘Site 2:
Ebbisham Drive’ and their characteristics are discussed below.

1.2

The sites form part of the Ashmole Estate which was built over a forty year period between 1935 and
1975. The estate contains an interesting mix of housing typologies including the London Country Council
(LCC) neo-Georgian style deck access blocks (c1935) and two 18 storey tower blocks built 1972-74
(source ‘Lambeth Architecture 1965-99, 2015). The mix of housing types had led to a mix of architectural
styles within the estate adding to its varied character.

1.3

The application site has an excellent public transport accessibility level (PTAL score of 6/6a), except for
a small part of the site which falls within PTAL score of 3 (this is further discussed in section 13.1).
Site 1: Meadow Road

1.4

Site 1 lies off Meadow Road and contains the Ashmole Estate tenant’s hall, a single-storey 250 sq.m
community hall (D1 use class). The site is a mostly rectangular shaped plot located along the northern
side of Meadow Road, close to the junction with Claylands Road.

1.5

A single storey community facility with a dual pitched roof currently is within the site. Historical maps
show that a LCC housing block named ‘Shutter House’ previously occupied the site and appears to
have been demolished c.1980’s.

1.6

There are a number of trees of differing maturity along the sites eastern and southern boundary which
contribute positively to the character of street and the setting of the adjoining St Marks Conservation
Area (CA11).

1.7

Sirinham Point, one of the two towers within the estate is located along Meadow Road, opposite the
site; and Wisden House a five storey LCC red brick residential block is directly to the north.

1.8

An attractive two storey terrace runs along the northern side of Claylands Road, east of the site, within
the St Marks Conservation Area (CA11).
Site 2: Ebbisham Drive

1.9

Site 2 lies off Ebbisham Drive and is currently a vacant site with a former garage/parking facility that
previously was located on site having been demolished as part of improvement works on the estate.
The site is a rectangular shaped plot located along Ebbisham Drive (east) adjacent to No.s 47–57
Ebbisham Drive. A series of single storey garages and open car park previously occupied the site
however the site is now cleared and vacant.

1.10

The immediate context is characterised by modestly scaled development between two and four storeys
in height.

1.11

The Vauxhall Conservation Area (CA32) lies north and east of Site 2, located approximate 30m from
the site. The buildings at 43 - 59 Harleyford Road and the St Mark’s School at Harleyford Road are listed
buildings Grade II and are located approximately 60m to the north-east of Site 2. Vauxhall Park is located
to the west of Site 2 and it is a local space of Heritage Value, which is located approximately 140m from

Site 2.

2

Site photographs

2.1

This section contains aerial views and also images from the case officer’s site visit.

Figure 1 - Aerial view (Source: Google Maps). Site 1 is indicated to the south; Site 2 is indicated to the north.

Figure 2 - Existing tenant’s hall at Meadow Road (Site 1)

Figure 3 - Existing vacant plot of land at Ebbisham Drive (Site 2)

3

Proposal
Summary of the Proposal

3.1

Though not adjoining sites, the application would consist of two related developments and as such is
treated as one.

3.2

Site 1 would deliver a part 4, part 5 storey residential scheme with a new tenant’s hall, comprising 15
residential units. All of the units would be affordable housing, made available under shared ownership.

3.3

Site 2 would deliver a 3 storey residential scheme, comprising 6 dwelling houses and 9 flats. All units
would be affordable housing, which would be made available at London Affordable Rent levels.

Figure 4 - Computer generated image (CGI) of the proposed development

Detail of the Proposal

Figure 5 - CGI of the proposal at Meadow Road (view from Claylands Road)

3.4

The proposed building at Meadow Road (Site 1) replaces the existing single storey tenant’s hall and
would be part 4, part 5 storeys in height. It would have a rectangular shape and be finished in brick.

3.5

The building would provide a new tenant’s hall at ground floor level within the proposed building at
Meadow Road. The proposed opening hours are 08:00 – 23:00 every day, including weekends and
bank holidays.

3.6

The upper floors would be residential and would provide 15 residential flats, which would be offered as
shared ownership.

Figure 6 - CGI of the proposal at Ebbisham Drive

3.7

The proposed buildings at Ebbisham Drive would have the appearance of a terrace, comprising of 6
houses and 9 flats. Three of the flats would be wheelchair accessible and located at ground floor level.

All units at Ebbisham Drive would be offered at London Affordable Rent.
3.8

This building would provide a temporary tenant’s hall for the duration of the construction. It would be
accommodated on the ground floor, where the three ground floor units would delivered once the
proposed tenant’s hall at Meadow Road is delivered.

4

Relevant planning history

4.1

There is no relevant planning history for the site.

5

Consultations
5.1

Internal and External Consultees

5.1.1

Sustainability Officer - recommends conditions including an Air Quality and Dust Management Plan
during the construction period (condition 45) and all non-road mobile machinery (NRMM) to be
registered and compliance with the NRMM low emissions’ zone (condition 46).

5.1.2

Bioregional – The council’s sustainability consultant (Bioregional) recommended conditions to ensure
that sustainability is integral to the design of the proposed buildings. The conditions are listed in
Appendix 1: Draft Decision Notice of this report.

5.1.3

Environment Agency – No objections raised to the proposed scheme, subject to conditions, which are
listed in Appendix 1: Draft Decision Notice of this report.

5.1.4

Environment Compliance Officer – Advises that the proposed landscaping would improve the
biodiversity on site and that provisions should be made for ecological enhancements, which is secured
via conditions 17, 21, and 23, The Officer also recommended that the development provides bat friendly
lighting, which is secured via condition 40.

5.1.5

Employment and Skills Officer – Advises that an Employment and Skills Plan (to cover the
construction and end phase/occupation of the development) should be secured via s106 agreement,
together with a financial contribution of £19,500. This is further discussed in section 17.

5.1.6

Flood Risk Officer - Advises that the site is at low risk of flooding from surface water and raised no
objections to the principle of the development. They also consider that the proposed drainage strategy
is acceptable and advised that Surface Water Management Strategy (condition 30) and SuDS
Management and Maintenance Plan (condition 31) should be secured via conditions.

5.1.7

Arboricultural Officer - No objections to the proposal, subject to conditions to require: a Tree
Protection Plan (condition 14); an Arboricultural Method Statement and Protection measures (conditions
15 and 16); and soft landscaping details and a management plan (Conditions 17, 18, and 19).

5.1.8

Planning Policy Officer – The principle of residential development (comprising 100 per cent affordable
hosuing) on these sites is supported, alongside the replacement tenant’s hall. The provision of 100 per
cent affordable housing is also supported.

5.1.9

Regulatory Support Services – The council’s Environmental Health Consultant raised no objections
subject to further details covering the construction phase; any contamination; noise and vibration
attenuation of ventilation plan; delivery and servicing management plan; and external lighting. These
were secured via planning conditions and are listed in Appendix 1: Draft Decision Notice of this report.

5.1.10 Thames Water – Raise no objection to the proposal with regard to both combined water network
infrastructure capacity and water network and water treatment infrastructure capacity. Thames Water’s

comments are included as an informative.
5.1.11 Transport Officer – Supports the scheme, subject to planning obligations to secure car club
membership for future residents and a car permit free development and conditions to secure details of
the proposed cycle parking storage (condition 8) and a servicing and delivery management plan
(condition 11).
5.1.12 Transport for London (TfL) – Confirmed that they have no comments to make on this application. TfL
emphasised that the development should comply with the transport policies set out in the draft London
Plan.
5.1.13 Lambeth Highways – Reviewed this application and confirmed that from the highways department of
Development Related Works they are satisfied with the proposal.
5.1.14 Daylight and Sunlight independent consultant (Delva Patman Redler) – The proposed development
at Ebbisham Drive and Meadow Road would have a negligible to minor impact on neighbouring
properties and the retained VSC levels to the neighbouring properties will be good for an area of
relatively high rise housing.
5.1.15 Conservation and Urban Design Officer – Support the proposed scale, layout and detailed design.
Their detailed comments are incorporated in section 9 of this report.
5.1.16 Veolia Waste Management – Advised that the proposed waste management plan is acceptable and
raised no concerns.
5.2

Adjoining owners/occupiers

5.2.1

Letters were sent to neighbouring properties on 3 April 2019. A site notice was displayed on 5 April 2019
and the application was advertised in the local paper on 5 April 2019. The formal consultation period
ended on 28 April 2019. Consultations were undertaken in accordance with statutory requirements.

5.2.2

Eight (8) representations received during the consultation period. One was making a neutral
representation and seven (7) were objecting. A summary of the concerns raised is set out below:
Summary of objections
Land use
More residential accommodation is unlikely to be
required in the area given the developments at
Vauxhall and Battersea. This development aims
to maximise the number of properties that can
be squeezed in, without consideration for local
residents. The land at Ebbisham Drive is best
used for green space, garden space or perhaps
allotments.

Response

Whilst having a new tenant’s hall could be very
beneficial to the Ashmole community, there are
concerns that the proposal is not going to be a
hall as such, instead, there is going to be more

Officers can confirm that the proposed hall
(itself, in terms of functional floorspace)
within the tenant’s hall would be the same
size (106sq.m) as the existing hall. The

The proposed land use accords with Policy
H1 of the Lambeth Local Plan (2015), which
seeks to maximise housing growth.
Paragraph 5.2 of the policy text states that
“housing is a priority land use in Lambeth and
policies in this plan reflect his priority. The
council will expect schemes to optimise the
housing potential of suitable under-used or
vacant sites consistent with a high-quality
environment for all.”
The assessment of the development
contained within sections 7-14 of this report,
concludes that the proposal is of high quality.

than one room / conference rooms. Is the
proposal to not provide the community with a
hall for events? It is noted that the existing
community hall is the only one on the estate.

Design
Site Boundary and Footprint - the proposal does
not respect the existing footprint of the tenant’s
hall, nor does it respect the existing fenced
boundary of the hall. The proposal encroaches
on Wisden House's green space and will be
significantly closer, which is further exacerbated
by the scale of the building. The effect is also to
partially close up the open-ended courtyard
arrangement of Wisden House.
Scale - alongside the footprint increase, the
height of the proposal is a further 3.9m higher
than the current parapet of Wisden House. It is
noted the large parapet to the proposed roof
further increases the overall building height
beyond its immediate neighbour and there is
scope for this to be reduced.

Amenity
The existing tenant’s hall causes disturbance to
neighbouring properties. There is a concern that
the proposed new tenant’s hall would also result
in noise disturbance both from functions of the
hall and the operation of mechanical equipment.
It is suggested that the following conditions are
considered:





No use of the community centre after 10pm
(apart from Friday/Saturday which could be
no later than 11pm)
No use of the community centre before
7am (any day)
No amplified music or use of generators
outside the building at any time and all
noise limited to 5db below background
noise.

There are also concerns that the proposed
temporary tenant’s hall would cause disruption
to Ebbisham Drive. There will be a lack of
respite from building noise during the week or
noise from the temporary tenant’s hall during
evenings and weekends.
The proposed 15 new flats at Meadow Road
would result in an increased noise disturbance

proposal would also include an office room,
kitchen, storage and toilets, as similar to the
existing albeit with a configuration that
reduces its size. This is further discussed in
section 7 of this report.

The proposed development has been
assessed against Local Plan Policy EN1 and
is not considered to result in a net loss of
open space, as discussed in section 7. The
Conservation and Urban Design Officer
considered that the siting and orientation of
the proposed building is acceptable. The
Conservation and Urban Design Officer also
advised that the proposed building at
Meadow Road is appropriately scaled and of
a high quality design. This is further
discussed in section 9 of this report. The
proposal would also provide landscaping,
which was considered acceptable by the
council’s Arboricultural Officer and the
Environment Compliance officer, which is
discussed in section 14.
The council’s Environmental Health (EH)
consultant recommended that the hours of
operation are restricted to the following:
 08:00 Hours to 23:00 Hours –
Monday through to Saturdays.
 10:00 Hours to 18:00 Hours –
Sundays, Bank Holidays or Public
Holidays.
This is secured via condition 38.
In addition, the EH consultant requested that
a community use management plan is
provided to ensure that potential disturbance
is appropriately mitigated, this is secured via
condition 39.
This is further discussed in section 11.4 of
this report.

The proposed flats would be located within a
residential area that is characterised by

as a result in increased residential activity.

blocks of flats. The additional residential
activity generated by the proposed
development would be of similar nature to the
existing and would not be detrimental to the
amenities of the neighbouring occupiers.

Concerns were raised in relation to the impact of
the proposed building on daylight and sunlight to
neighbouring properties.

The applicant submitted a Daylight and
Sunlight Report, which was reviewed by an
independent consultant (Delva Patman
Redler) appointed by the council. In
summary, they advised that the impact on
Sirinham Point would be negligible. This is
further discussed in section 11.1.

The proposed buildings at Ebbisham Drive
would be too tall, they would replace garages,
which were much lower in height. The proposal
would dominate the smaller houses surrounding
the application site and would result in
unacceptable loss of light above the BRE figure
of 0.8.
The proposed building at Meadow Road will
have a negative impact on daylight - two flats in
Sirinham Point fail the BRE tests 40% reduction
in VSC for example, R5/361 and R5/362.

The submitted report provides an
assessment of the No-Sky Line (NSL). Delva
Patman Redler advised that both VSC and
NSL standards must be met in order for the
BRE requirements to be satisfied and have
reviewed daylight impact on this basis.

The sunlight/daylight impact report fails to make
any reference to Daylight Distribution (No Sky
Line) impacts. Rather reference is made just to
Vertical Sky Component (VSC). It seems as if
the Applicant is stating that so long as the
scheme passes VSC test, then other tests are
not required.
The proposed roof terrace at Meadow Road is
likely to result in noise disturbance and light
pollution to the residents of Wisden House.
Restrictions on use and timings of access would
be welcomed, along with any external lighting
designed to not overspill the area.

The proposed terraces would serve
residential properties and the noise expected
from these will be residential in nature. Any
increase of noise would not be to an
unacceptable degree. The Environmental
Heath Consultant has raised no concerns in
this respect.
In relation to light pollution, Officers have
recommended lighting scheme to be secured
via condition 40.

Landscaping and trees
The development (including the demolition and
construction) is likely to have an impact on the
London Plane tree on the corner of Meadow
Road (T10), which has been assessed as a high
quality tree (BS5837:2012 - category A2) due to
its significant landscape contribution. Concerns
are raised that the development would result in
future pressures.

Transport
The only access to Ebbisham Drive is via Lawn

The council’s Arboricultural Officer raised no
concerns in relation to a potential impact of
the proposed development to tree T10. The
Arboricultural Officer confirmed that the
submitted Tree Protection Plan, the
Arboricultural Method Statement and Tree
Report are acceptable and agreed with their
recommendations. This is further discussed
in section 14 of this report.

The Transport Officer reviewed the proposals

Lane which is narrow and already getting
congested.
The additional on 15 residential units on
Meadow Road would have an impact on the
traffic on the corner of Meadow Road and
Claylands Road, which is already dangerous,
with a large volume of traffic caused by vehicles
and commercial lorries, which are unable to
manoeuvre. The highway safety and the
increase in traffic in this area have been
hazardous for several years now, with lorries
coming through, cyclists and pedestrians, most
importantly the schoolchildren and elderly
attempting to commute.
How would Metropolitan offer 3 blue badge
parking spaces? If the Ashmole Estate residents
already have a shortage of car spaces?

Other
If this causes subsidence on the nearby
buildings. What steps have you taken to find a
resolution for this?

and advised that the proposed would have no
unacceptable impacts on the local highways
subject to (i) planning obligations to secure
the development as car permit free and
provide car club membership for future
residents, which would be secured via s106
agreement; and (ii) planning conditions to
require cycle parking for the future
development, waste management strategy
and servicing details. This is further
discussed in section 13 of this report.

The proposed three blue badge parking
space (elsewhere referred to accessible car
parking spaces) would be located within the
red line of the application site.

This is not a material planning consideration.
This would be a matter for the relevant land
owners according to their rights under
general law..

The estate suffers from low water pressure,
which will only deteriorate further with the
construction of 15 new flats.

Thames Water was consulted and they had
raised no objections to the proposed
development. Thames Water will aim to
provide customers with a minimum pressure
of 10m head (approx 1 bar) and a flow rate of
9 litres/minute at the point where it leaves
Thames Waters pipes. Their advice would be
included as an informative.

As is typical with construction sites, residents
would welcome restrictions on the construction
to limit noise disturbance to tenants, particularly
weekend working. Locating site facilities and
welfare within the courtyards of Wisden House
must be avoided.

The noise from construction is covered by the
Control of Pollution Act and it is not a
material planning consideration. However, a
Construction Management Plan would be
secured via condition 44, which among other
things would seek to minimise disturbance to
neighbouring residents.

Table 1 – Public consultation responses.

6

Policies

6.1

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) (LLP).

6.1

The Draft London Plan was published on 1 December 2017 (updated August 2018) for consultation and
will eventually supersede the current 2016 consolidated London Plan once the final version is published
(anticipated late 2019). The Draft London Plan is a material consideration in planning decisions. The
Examination in Public on the Draft London Plan was held between January and May 2019, and the
Panel of Inspectors appointed by the Secretary of State have now issued their report and
recommendations. This was made public on 21 October 2019. The recommendations contained within
the Inspectors’ Report, in combination with the changes proposed by the Mayor during the examination
process, give a good indication of the content of the final published version of the London Plan therefore
the policies contained within the version as produced in July 2019 plus the recommendations within the
Inspectors’ Report can now be given a significant amount of weight in planning decisions. It will not be
given full weight until the final version of the London Plan is published.

6.2

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 very limited weight at this stage.

6.3

The latest National Planning Policy Framework was published in 2018 and updated 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.

6.4

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

ASSESSMENT
7

Land Use

7.1

Residential Use

7.1.1

The proposal would provide 30 residential units and the provision of housing on the development site is
acceptable in principle in accordance with Policy H1 (maximising housing growth) of the Lambeth Local
Plan (LLP), subject to compliance with other development plan policies.

7.2

Community use (use class D2)

7.2.1

Policy S1 seeks to safeguard existing community premises.

7.2.2

Policy S2 (a) explains that proposals for new or improved community premises will be supported where
the site or buildings are appropriate for the intended use and accessible to the community, the facility
does not harm the areas amenity and that the facility is designed to be flexible, adaptable and to
maximise shared use of the premises.

7.2.3

The existing building on the Meadow Road site houses the tenant’s hall (use class D1), which is
approximately 235 sq.m. and the proposed new tenant’s hall l would include a new tenant’s hall that
would be 208 sqm. This would result in a loss of 27 sq.m. D1 space or 11.5% of the original floor area,
however it is considered to be floorspace which is ancillary to the functional use of the space for D1
purposes. The size of the proposed hall itself as functional floorspace would be identical to that replaced
(106 sq.m) and the kitchenette would be larger than existing (13 sq.m compared to 11.6 sq.m.). Although
the office is only 1 sq.m smaller than existing, most of the reduction in floorspace is due to having unisex
toilet facilities and flexible storage provision, which has saved space. The table below provides a
comparison between the existing and proposed space and it demonstrated that the main function space

would be re-provided.

Room
Hall
Kitchen
Office
Toilets
Storage
Total

Existing, sq.m.
Proposed, sq.m. Difference, sq.m.
106
106
0
11.6
13
1.4
20.6
19.2
-1.4
40
20.15
-19.85
26.15
23.2
-2.95
235
208
-27

Table 2 - Floor area comparison of the existing and proposed tenant’s hall

Figure 7 - Existing Tennant's Hall

Figure 8 - Proposed tenant’s hall

7.2.4

The Planning Policy Officer noted that the loss of 27sq.m of floorspace would be relatively small and

therefore raised no objections. Further, officers consider that the proposed new tenant’s hall would be
acceptable, as the floor area of the main existing spaces (office, kitchenette and hall) would be provided,
the layout improved and the amount of usable floor area maximised (as shown on Figure 8). The new
tenant’s hall is considered to be of the appropriate size and of better quality to serve the needs of the
area. The proposal would therefore comply with Lambeth Local Plan Policies S1 and S2.
7.2.5

7.3

The proposal also includes a temporary tenant’s hall, which would be used during the 104 weeks
construction programme. The temporary hall would located in the proposed building on Ebbisham Drive
(Site 2) where the three ground floor units would delivered once the permanent tenant’s hall at Meadow
Road is completed and ready for use. The total floor area of the temporary tenant’s hall is 190sqm.m. It
is noted that the area of the hall (the main function room) would be 107sq.m., which is similar to the
existing and proposed new tenant’s hall and would include an office and kitchen. The proposal is
considered acceptable given that it would allow continuation of the function of the existing hall, with the
phasing of the proposed temporary and permanent tenant’s halls secured within the 106 agreement to
ensure continuity of provision.
Open Space

7.3.1

The proposed buildings at Ebbisham Road do not result in a loss of open space, as the site was formerly
in use as garages.

7.3.2

The proposed building at Meadow Road would have a footprint of 347 sq.m while the existing building
has a footprint of 298 sq.m. The proposed building therefore results in an increase in built floor area of
51 sq.m.

7.3.3

The residential building would also provide a landscaped roof terrace providing communal amenity
space of approximately 63 sq.m to residents, therefore the amount of outdoor amenity space across the
estate would increase by 12 sq.m in total. The proposal would also include landscaping improvements
to the remaining open space, as discussed in section 14.

7.3.4

Officers therefore consider that open space provision would be acceptable and the application would
comply with LLP policy EN1.

8

Affordable housing and housing mix

8.1

The proposal would provide 30 new residential units and the applicant proposes that all of these would
be affordable. The principle of 100% affordable housing in this scheme is supported. The scheme is
therefore considered to be in accordance with LLP Policy H2, which seeks 50% affordable housing, or
40 per cent affordable housing where public subsidy is not available. Within the same policy is the
requirement for the affordable housing up to the policy compliant threshold to meet the requirements in
terms of both tenure split and dwelling mix. The Planning Policy Officer advised that there is scope to
consider a different tenure mix above the policy compliant threshold.

8.2

Discussions with the applicant established that there may be opportunities for public subsidy to be
available, however this is not yet confirmed. Therefore, officers consider the policy compliant threshold
in this instance to be 50% affordable housing.

8.3

Applying the LLP policies, the proposed development of 30 units need to provide a minimum of:



8.4

70% of the 50% of all units (or 10.5 units rounded up to 11 units) at affordable rent levels; and
30% of the 50% of all units (or 4.5 units rounded down to 4 units) as intermediate housing.

The table below demonstrates that 50% of the proposed affordable housing units (the amount of
affordable housing required under policy H2) would provide a tenure mix that would be policy compliant,

as 11 units would be offered as London Affordable Rent and 4 units would be offered as shared
ownership. In addition, the proposal would provide 15 affordable housing units above the required 50%,
which is supported. The table below provides a breakdown of the units:
Unit
type

1b\2p
1b\2p
2b\3p
2b\3p
2b\4p
3b\4p
3b\5p
Total:

Total for
scheme
100%

4
3
11
1
4
1
6
30

Ebbisham
Drive

Meadow
Road

London
affordable
rent

shared
ownership

50% of total
units
(15 units)

4
3
11
1
4
1
6
15

15

2 - Rented
4 – SO
1 - Rented
2 - Rented
6 - Rented
11 – Rented
(70% or 10.5
units)
4 – Shared
ownership
(30% or 4.5
units)

Total additional affordable housing
provided.

4 x 1bed – Shared Ownership
1 x 1bed - Rented
7 x 2bed - Shared Ownership
2 x 2bed – Rented
1 x 3bed – Rented
1 x 3bed - Rented
4 units – Rented
11 – Shared Ownership
15 additional affordable housing
units

Table 3 - Proposed tenure mix

8.5

Officers also consider that the proposed mix of units of the scheme as a whole would provide a balanced
mix of unit sizes, as required by Policy H4.
Policy H4
housing mix
1bed < 20%
2bed - 20-50%
3bed - 40%

Total
7 units or 23.3%
16 units or 53.3%
7 units or 23.3%

50% of the total units
(15 units)
2 units or 13.3%
7 units or 46.7%
6 units or 40%

Table 4 - Proposed housing mix

8.6

In summary, the development would provide 30 units, which would be 100% affordable housing and
50% of these units would be fully compliant in terms of tenure mix (Policy H2) and housing unit size mix
(Policy H4). The remaining units would also provide a balanced mix of unit sizes, which is welcomed.
The affordable housing provision (including the additional units) would be secured via a s106
agreement, which is included in section 18). The provision of the additional units as affordable housing
by section 106 agreement is considered necessary to secure the additional benefits provided by the
development. This includes the requirement for a phasing plan demonstrating that the full provision of
30 units with the housing mix specified above is provided.

9

Design and Conservation
9.1

Scale, massing, layout and appearance
Meadow Road

9.1.1

The proposal is for a part four and part five storey building fronting Meadow Road. The proposal would
have a rectangular plan form and stand slightly taller than Wisden House by approximately one storey
and a similar height to Stoddart House. When viewed in context with London Country Council blocks,
the proposal would be of comparable height and as such would not appear dominant in the context. The
western part of the building would step down to four storeys adjacent to Wisden communal garden and
provide adequate enclosure to the amenity area without overshadowing or overbearing.

9.1.2

The proposal would have a simple orthogonal built form which responds well to the typically linear
footprints and forms of buildings in the context. The interlocking mass of the four storey and five storey
volumes, where the five storey volume is set back and steps up in height is effective in breaking up the
perceived mass of the building. The building would be set back from the street frontage by between
6.6m and 7.2m, which also serves to reduce the building’s impact.

9.1.3

The proposal is considered to have a contemporary architectural aesthetic. Considering the varied
architectural context, a modern vernacular is considering acceptable. The form is simple and the
windows are well-proportioned and arranged in elevation. Brick is proposed for elevations and would
comprise alternating brick banding of brick bond that express floor slabs and rusticated brick expressing
each storey. Not only does this provide texture and depth to elevations but is also successful breaking
up the expanse of the elevation.

9.1.4

The base of the building would have a different treatment with concrete walls and larger window
openings. A contrasting architectural treatment is supported by officers as it highlights the different uses
within the building. The C&UD Officer recommended that detailed drawings and the pallet of material
are provided, which is secured via condition 5. They further advised that the design and massing of the
proposed building is acceptable and appropriate for its context, however requested that detailed
drawings are provided (to be secured via condition 6).
Ebbisham Drive

9.1.5

The proposal would have a continuous building line along the street frontage, creating a defined front
elevation along the road. Recessed entrances are proposed at regular intervals along the front elevation
which will provide an active edge and natural surveillance. This is considered to be a positive aspect of
the scheme as this portion of the road has no direct overlooking and little activity.

9.1.6

The scale of development is not considered to appear out of place or dominant within the context as
there are properties nearby of a similar height. At a maximum of three storeys with a flat roof, the
proposal would transition effectively between the scale of Hutton Court (three storeys with pitched roof)
and the two storey properties in Ebbisham Drive. The frontage would be part two and part three storey
along the front elevation creating a repetitive stepped massing which helps reduce the perceived mass
of the building when viewed from the street. The stepped roof profile not only creates an interesting
modelled form but also reinforces the aesthetic of contemporary terrace.

9.1.7

At the rear, the proposal is part one and part three storeys and sited between 9m and 15m from existing
development which from a design perspective is acceptable.

9.1.8

The proposal would have a contemporary architectural aesthetic. The varied architectural context would
offer a modern vernacular and is therefore considered acceptable. The building would present itself as
a contemporary terrace where the stepped roof profile and projecting windows would create depth and
modelling to elevations. Brick would be the predominant material used in elevations and is supported
considering the context which is characterised by brick buildings. A brick rusticated base defines the
ground floor and entrance into homes whilst soldier course brick delineates parapets. Vertical recess
brick channels are proposed within front and rear elevations and reinforce the building’s appearance as
a terrace rather than one long block. Yellow and buff brick is used extensively in the surrounding context
with the exception of London Country Council blocks which are faced in red brick. As such, the use of a
light brown/buff brick is supported. The final materials would be secured via condition 5.

9.1.9

Windows have generous proportions and their placement in elevations is successful. Railed balustrades
create texture in the elevation and complement the robust brickwork. The C&UD Officer suggested
angled rails to provide screening and to avoid personalized screening installations, the final detail of the
balustrades is secured via condition 6.

Summary
9.1.10 In summary, proposed buildings at Meadow Road and Ebbisham Drive would be an attractive
development of high quality design. The proposed building at Meadow Road have an appropriate scale
and massing for the local context. The buildings at Ebbisham Drive would have simple but interesting
built form with an attractive contemporary appearance which responds to the context successfully. The
proposal would comply with LLP Policies Q7 and Q8, subject to conditions.
9.2

Protected Views

9.2.1

The C&UD Officer reviewed the proposal in the context of the protected views as listed in the application
details section above. The assessment below focuses first on the views within the Mayor’s London
Views Management Framework (LVMF) and then the protected local views.

9.2.2

9.2.3

9.2.4

9.2.5

9.2.6

9.2.7

LVMF 2A.2: Parliament
Meadow Road: The site forms part of the wider setting consultation area and background of the
Protected Vista which has a 51.3m AOD (Above Ordnance Datum) threshold plane. AOD heights have
not been provided; however the altitude of Meadow Road is approximately 15m and the proposal’s
maximum height would be 18m. The C&UD Officer advised that at 18m and a similar height to
neighbouring LCC estate development, it is unlikely that the proposal would exceed this threshold and
be visible in the Protected Vista.
LVMF 2B.1 - Parliament Hill: East of the summit [Protected Vista]
Ebbisham Drive: The site forms part of the wider setting consultation area and background of the
Protected Vista which has a 51.3m AOD threshold plane. AOD heights have not been provided; however
the altitude of Ebbisham Drive is approximate 10m and the proposals maximum height would be 10m.
The C&UD Officer advised at 10 storeys and a similar height to neighbouring development, the proposal
would not exceed this threshold and be visible in the Protected Vista.
Meadow Road: The site forms part of the wider setting consultation area and background of the
Protected Vista which has a 51.3m AOD threshold plane. AOD heights have not been provided; however
the altitude of Meadow Road is approximately 15m and the proposal’s maximum height would be 18m.
The C&UD Officer advised at 18m and a similar height to neighbouring LCC estate development, the
proposal would not exceed this threshold and be visible in the Protected Vista.
Lambeth Local View, Milbank to Vauxhall Cross Building (MI6)
Ebbisham Drive: The proposal’s modest height of 10m, a similar height to neighbouring development,
would not have an impact on this protected Lambeth View.
Meadow Road: The proposals relatively modest height of 18m, a similar height to neighbouring
development, would not have an impact on this protected Lambeth View.
Lambeth Local View, Brixton Panoramic: Battersea Park to the Gerkin and Canary Wharf.
Ebbisham Drive: The proposals modest height of 10m would have no impact on the wider Lambeth
Panorama.

9.2.8

Meadow Road: The proposals relatively modest height of 18m would have no impact on the wider
Lambeth Panorama.

9.2.9

In summary, the proposed development would not harm the significance of protected views, in
accordance with LLP policy Q25.

9.3

Impact on heritage assets: Legislation and national policy context

9.3.1

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.
9.3.2

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.

9.3.3

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.

9.3.4

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.

9.3.5

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.

9.3.6

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.

9.3.7

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

9.3.8

What follows is an officer assessment of the extent of harm which would result from the proposed
development to the scoped heritage assets provided by the applicant as part of its submission. This
includes Conservation Areas, and neighbouring Listed Buildings.

Figure 9 - Heritage assets near the application site

9.4

Impact on heritage assets: Conservation Areas

9.4.1

The Conservation and Urban Design Officer (C&UD) considered that the proposed development would
have a positive impact to the setting of Vauxhall Conservation Area. The conservation area has an urban
character with dense buildings largely from 18th and 19th Century and it is also characterise by leafy
residential streets, as described in the Vauxhall Conservation Area Statement (2016). Near the
application site and part of the conservation area are (i) Bonnington Square, which is in close proximity
(35m) to the application site is characterised by dense residential development and high quality of street
trees; and (ii) Hayleyford Road, which is a wide and busy arterial road that has varied architectural
character. The proposal at Ebbisham Drive, which is in close proximity to Vauxhall Conservation Area
would be a modest high quality development, which would replace former garages and would relate well
to the urban character of the conservation area. The proposal would also include planting of trees along
the street, which positively responds to positive aspects within the neighbouring conservation area,
which as mentioned above is characterised by leafy residential streets.

9.4.2

St Mark’s conservation area is characterised by smart terraced housing dating from the early 19th
Century onwards. The C&UD Officer considers that the proposed building at Meadow Road would have
appropriate scale for its context and represent a high quality attractive development and it would have
a positive impact the setting of the St Mark’s Conservation Area, as it would replace a building of low
architecture value.

9.5
9.5.1

Impact on heritage assets: Listed Buildings
The properties at no.43-63 Harleyford Road, which is a handsome 19th century stock brick and stucco
terrace of three storey over semi-basement and St Mark’s Primary School Harleyford Road are Grade
II Listed Buildings. The buildings are located 57m to the north east of the application site. These buildings
collectively have a smart urban character and are largely Regency in style and traditional appearance
in form. It noted that the proposed buildings at Ebbisham Drive would be three stories, it would be
screened and it would not be visible from the properties to the north-east, which are three and four
storeys in height. In addition the proposed buildings would fit well within the established pattern of
development. The C&UD Officer advised that there would be no harm to the setting of the listed
buildings.

9.5.2

9.6

The Grade II listed Gas holders are glimpsed from the application site; however, the proposed building
would not be within the setting of the Gas Holders and the Conservation Officer advised that there would
be no impact.
Impact on heritage assets: Locally Listed Buildings/Local Space of Heritage Value

9.6.1

The C&UD Officer has advised that there would be no harm to the setting of the locally listed building at
no 51 Durham Street (located to the north of the application site). The building is also known as the
Beehive Public House and it is a picturesque half-timbered building in a Tudor Style.

9.6.2

The C&UD Officer also advised that there would be no harm to the setting of the view to Vauxhall Park,
which is a local space of heritage value, which is listed under LLP policy Q23Vauxhall Park is described
as a significant historic open space within the Vauxhall Conservation Area Statement (2016). It is a late
19th century public park with numerous mature trees, a formal garden, lavender garden, and children’s
playground and tennis courts. The proposed development would not be within the setting of the park.

9.7
9.7.1

9.8

Cumulative impact upon heritage assets
The C&UD Officer’s comments are supported. Officers consider that the proposed buildings would
cause no harm to the setting of the neighbouring conservation areas, and statutory and locally listed
buildings. The proposals would protect the setting of all the neighbouring heritage assets and comply
with development plan policies, in particular LLP policies Q20, Q22 and Q23.
Assessment of harm versus benefits

9.8.1

Officers consider that the development would not harm the significance of the neighbouring heritage
assets and balancing of harm versus benefits is not required.

9.8.2

As the ‘decision maker’ in this case is the Planning Applications Committee (PAC), should Members
come to a different view, they must consider the impact of the proposed development on the significance
of each designated heritage asset. Great weight should be given to the asset’s conservation (and the
more important the asset, the greater the weight should be). This is irrespective of whether any potential
harm amounts to substantial harm, total loss or less than substantial harm to its significance (as per
paragraph 193 of the NPPF).

9.8.3

If Members come to a view that there would be substantial harm or total loss of the significance of a
designated heritage asset, consent should be refused, unless it is demonstrated that the substantial
harm or total loss is necessary to achieve substantial public benefits that outweigh the identified harm
or loss (as per paragraph 195 of the NPPF).

9.8.4

If Members come to a view that there would be less than substantial harm to the significance of a
designated heritage asset, the identified harm should be weighed against the public benefits of the
proposal, including where appropriate, securing the heritage asset’s optimum viable use (as per
paragraph 196 of the NPPF).

9.8.5

If Members come to a view that there would be any harm to the significant of a non-designated heritage
asset, then a balanced judgement will be required having regard to the scale of the harm and the
significance of the heritage asset (as per paragraph 197 of the NPPF).

9.8.6

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



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

Social


Affordable housing – the scheme would be 100% affordable housing, providing 15 London
Affordable Rent units and 15 Shared Ownership units.



Tenant’s hall – the existing tenant’s hall would be re-provided with an improved quality, which
would better serve the needs of the local community.

Environmental


Landscaping: the proposal would include high quality landscaping and planting of trees, which
would further improve biodiversity on site.



Sustainability: the energy efficiency and sustainability of the tenant’s hall is an improvement
from the existing.

9.8.7

Officers consider that the above constitute significant public benefits.

10

Quality of Residential Accommodation
Meadow Road

10.1

The proposed building at Meadow Road would consist of 15 residential flats, of which 12 would be
dual aspect. The exception would be for the 1-bed flats at first, second and third floor level, which
would be single aspect. The units are located in at the centre of the building and are bound by the 2bed flats on either side, it would not be possible to for a second aspect to be provided. Officers
however consider these units to be acceptable, because these units would be small (although meeting
the floorspace standards), south facing and would benefit from a shallow floor plan.

10.2

All of the proposed flats would meet the minimum space standards set out within the London Plan. It is
noted that eight flats (four at Meadow Road and four at Ebbisham Drive) would exceed the minimum
standard by 2sq.m; all houses at Ebbisham Drive would exceed the minimum by 5sq.m. and the
wheelchair accessible flats would be approximate 10sqm above the London Plan standard. Most of
the units (13) would be provided with at least 10 sq.m balconies, with three flats having 8.9 sq.m
balconies. The proposal would include ground floor communal amenity space of 293 sq.m and a roof
terrace of 63 sq.m at level four.

10.3

This site would also include a children’s play area of 100 sq.m. The details of the proposed play area
would be secured via condition. The acceptability of the amount of children play space is assessed in
the section below.

10.4

The proposed amenity space would comply with Policy H5 of the Lambeth Local Plan 2015.
Ebbisham Drive

10.5

The proposal at Ebbisham Drive would be for a terrace of residential properties, consisting of 6
houses and 9 flats. All residential units would be dual aspect and meet (and in some cases exceed)
the minimum space standards set out within the London Plan (both the current plan and the draft).

Three of the ground floor units would be wheelchair accessible, this accounts for 10% of the total
number proposed units within the development of both sites. Three accessible parking spaces are
located in close proximity (approximately 4.5m) to the entrances of the wheelchair accessible flats,
which is welcomed.
10.6

The proposed houses and flats at Ebbisham Drive would provide fully policy compliant private amenity
space in the form of gardens and balconies. The proposed six houses would have private gardens of
approximately 30 sq.m and balconies of 6.4 sq.m, which when combined, would exceed the minimum
requirement for private amenity space of LLP Policy H5. The proposed ground floor flats would have
gardens of approximately 10 sq.m and the proposed upper floor flats would have balconies of 7sq.m,
with one exception which would be 8.2 sq.m. The shortfall of amenity space for these flats would be
consolidated within the proposed communal space of 116 sq.m.

10.7

The communal amenity space would include 51 sq.m of children’s play space. The details of the
proposed play area would be secured via condition.

10.8

In total the proposed development would provide 151 sq.m. of children’s play space across both sites,
which is under the required 230 sq.m. (The child yield for the proposed development is 23 and Policy
S4 of the draft London Plan (2019) requires 10sq.m. of playspace per child). The applicant has agreed
to pay a financial contribution of £7,821 towards the provision of children’s play space off site, this is
included in section 18.

10.9

The proposed amenity space would comply with Policy H5 of the Lambeth Local Plan 2015, subject to
conditions and a financial contribution to provide children’s play space offsite.

10.10

In summary, the proposed development would provide high quality housing in line with Policy H5 of
the Lambeth Local Plan 2015 and Policy 3.5 of the London Plan.

11

Amenity

11.1 Daylight, Sunlight and Overshadowing
11.1.1 The beginning of the Agenda Pack contains broad contextual overview of the assessment framework
within which BRE compliant sunlight and daylight studies are undertaken. This includes an explanation
of the key terms and targets contained within the BRE guidance. The following assessment has been
made in the context of this information.
11.1.2 LLP Policy Q2 states that development will be supported if: (iv) it would not have an unacceptable impact
on levels of daylight and sunlight on the host building and adjoining property; and (vi) adequate outdoor
amenity space is provided free from excessive overshadowing. Furthermore paragraph 10.5 of the policy
text states that ‘’the council will use established industry standards when assessing schemes, including
‘Site Layout Planning for Daylight and Sunlight (BRE Trust, 2011) and any other relevant standards.’’
The BRE guide is not mandatory and is intended to be an ‘instrument’ of planning policy. “Although it
gives numerical guidelines, these should be interpreted flexibly since natural lighting is only one of many
factors in site layout design”. London Plan Policy 7.6b takes a similar approach and states: “An
appropriate degree of flexibility needs to be applied when using BRE guidelines to assess the daylight
and sunlight impacts of new development on surrounding properties.” In denser urban locations there
are likely to be BRE transgressions with new development in place.
11.1.3 The proposed buildings on Ebbisham Drive would be three storeys in height and located along the street
frontage. At Meadow Road the building would be part 4, part 5 stories and would replace an existing
single storey building. The development is located in an urban context.
11.1.4 The applicant submitted a Daylight and Sunlight report, prepared by Waterslade, which calculates and

categorises the impact that the proposal would have on the daylight and sunlight levels to surrounding
windows and open spaces.
11.1.5 Officers engaged Delva Patman Redler to verify the findings and conclusions of Waterslade
daylight/sunlight report. Delva Patman Redler has confirmed that Waterslade have applied the correct
policies and guidance, using the right methodology and tests in calculating the loss of daylight and
sunlight.
Daylight
11.1.6 Delva Patman Redler recommend that the significance criteria that should be adopted should be as
follows. This applies to VSC where VSC is reduced to less than 27%, to NSL, and to APSH where the
APSH is reduced to less than 25% and/or less than 5% in the winter months.





Reduction of 0% of 20% negligible impact;
Reduction of 20% to 30% minor adverse impact;
Reduction of 30% to 40% moderate adverse impact; and
Reduction of more than 40% major adverse impact.

11.1.7 This criteria should be considered by reference to the overall impact on an individual dwelling or block
of dwellings rather than necessarily related to one window alone. Delva Patman Redler have noted that
both VSC and NSL standards must be met in order for the BRE requirements to be satisfied and have
reviewed daylight impact on this basis.
11.1.8 Waterslade and Delva Patman Redler are both in agreement that:
 There would be a negligible impact on daylight to the following properties: 6, 8, 9, 10 and 11 Bedser
Close; 57 Ebbisham Drive; Stoddard house; 92 Claylands Road; 1-11 Meadow road; ad Sirinham
Point.
 There would be only a minor adverse impact to the properties at 47-56 Ebbisham Drive and Wisden
House. In relation to Wisden House, the elevation facing the Ebbisham Drive site is the elevation
with deck access walkways projecting from the elevations that constitute continuous obstructions
to sky visibility to all windows. Due to the orientation of the development to this elevation in Wisden
House, there are only six windows that will experience VSC reductions of more than 20% from
existing and the assessment without balconies does show that if the windows were on a flat façade
there would be almost no reduction in VSC at all. The result is that there is a moderate adverse
impact to one ground floor flat, but otherwise only a limited minor adverse impact to the block as a
whole.
 3-4 Bedser Close would experience minor to moderate adverse impact. 16 rooms will experience
reductions in NSL of more than 20% from existing, but these are reductions would be up to 45%
from existing. However, the VSC results are all compliant with BRE recommended standards. The
impact is considered to be acceptable given the urban context of the proposed development.

Figure 10 - Sunlight and Daylight Model of the proposed development at Ebbisham drive (left) and Meadow Road
(right).

11.1.9 In summary, the proposed developments will have a negligible to minor impact on neighbouring
properties and the retained VSC levels to the neighbouring properties will be good for an area of
relatively high rise housing. The percentage reductions in VSC that are caused are primarily the result
of the neighbouring windows having such good levels of light over the existing low level sites. The results
do not indicate that the developments are of an inappropriate scale and massing on daylight grounds.
The most significant impact is to the southern flank elevation of Wisden House located close to the
Meadow Road block which is located directly to the south of the windows, which is considered to be
moderate adverse and acceptable in the dense urban context.
Sunlight
11.1.10 With the exception of Wisden House, all neighbouring properties either have facing elevations orientated
towards the north or the scheme proposal will meet the BRE recommended standards.
11.1.11 At Wisden House there is one narrow flank elevation that faces south and directly towards the Meadow
Road site. The orientation of the site to this elevation means that it will inevitably restrict sunlight to the
windows, particularly winter sun. These windows will experience a major adverse impact to sunlight,
particularly winter sun. However, these are dual aspect rooms and whilst the other windows to the
rooms either face slightly north of due east or slightly south of due west, they will have the opportunity
for some sunlight from other sources.
Overshadowing
11.1.12 The Waterslade report provides an iterative diagram showing the areas of amenity spaces around and
within the development that will see two hours of direct sunlight on 21 March.
11.1.13 At 47-47 Ebbisham Drive, the gardens will in all cases except one have less than half their area seeing
this level of sunlight. However, there is only a very small change from the existing and this change is
less than 20% from the existing area in each case, this means that the gardens in all cases would retain
at least 80% of sunlight. Delva Patman Redler considered this loss to be a negligible impact.
11.1.14 The proposed gardens within the proposed Ebbisham Drive development will generally have less than
half the individual garden areas seeing the two hours of sky visibility on 21 March. However, they all will
have that sunlight to 43.5% of the area or more. In reality, it would be difficult to improve the sunlight as
the orientation of the development means that the proposed building will obstruct much afternoon
sunlight in any case. In addition, shadowing is caused by the walls or fences proposed around the
gardens which limit sunlight in the mornings when the sun is at a low sun angle and if better sunlight is
required then the use of a more open fencing would be a simple solution to provide better levels of
sunlight at ground level. The final details of the proposed boundaries and landscaping is secured via

condition 6.
11.1.15 The shadow analysis can be considered to be acceptable for the reasons explained above. Three of
the living room/kitchen/dining rooms in the Meadow Road block will have levels of ADF slightly below
the minimum recommended level for kitchens or living rooms of 1.5%, this is considered to be as a result
of the deep balconies, which are a valuable amenity space. It is also noted that the shortfall is very
small as one living room/kitchen/dining would achieve 1.3% and two would achieve 1.4%. Officers
consider that daylight within the proposed development isgood.

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

Figure 11 - The proposed development at Meadow Road in relation to Wisden House

Figure 12 – Visibility from Meadow Road to Wisden House

11.2.2 The north elevation of Meadow Road has windows facing the residential property at Wisden House, the
distance between the two properties is 7.3m as shown at Figure 12. The windows directly facing the
neighbouring property would be serving bathrooms (highlighted in orange on Figure 11) and the
staircase would be obscured glazed, which is secured via condition 7. In addition, the windows on the
four storey part of the building would be required to be fitted with louvres (or other overlooking mitigating
measure) to prevent overlooking, this is secured via condition 6. The other windows of the proposed
windows would not result in direct overlooking and therefore, subject to conditions the proposal would
comply with Policy Q2.

Figure 13 - Proposed development at Ebbisham Drive in relation to the neighbouring buildings at Bedser Close

11.2.3 The distance between the proposed terrace at Ebbisham Drive and the neighbouring residential
properties at Bedser Close would be between 12.5m – 13.5m. Officers have studied the distances
between the rear of the properties in the immediate surrounding area and this varies between 6.85m at
Bonnington Square, 10.20m at Langley lane and 14.60m at the existing properties at Ebbisham Drive.
The distance of 13m between the proposed development and Bedser Close would provide an
appropriate separation for the context of the application site within a dense urban environment. It is also
noted that the facing window at number 7 Bedser Close (the existing four storey dwelling in the
foreground in figure 10) is obscure glazed and there would be no impact on privacy.
11.2.4 The proposed rear balconies would have balustrades to provide screening and the final details are
secured via condition 6.
11.3 Outlook and sense of enclosure
11.3.1 LLP Policy Q2 states that development will be supported if: (iii) adequate outlooks are provided avoiding
wherever possible any undue sense of enclosure.
11.3.2 The north elevation of the building proposed at Meadow Road is the closest to the windows of Wisden
House. The proposed building would be large, but it would not unacceptably impact the outlook from the
windows. The windows facing Meadow Road serve bedrooms and kitchens and are secondary for these
rooms. The applicant provided the view form the most disadvantage window at ground floor towards the
proposed development, as shown at Figure 15.

Figure 14 - Outlook from the ground floor window at Wisden house towards the proposed development.

Figure 15 - Outlook from the first floor window of Wisden house towards the proposed development.

11.3.3 The proposed buildings at Ebbisham Drive would be three storey (approx. 9.5m in height) and would be
sufficiently set away (13 metres) form the neighbouring properties at Bedster close and 15m from 47 –
57 Ebbisham Drive. The proposed buildings would successfully integrate in the existing patterns of
development and would not result in unacceptable bulk or undue sense of enclosure.
11.4 Noise and Vibration
11.4.1 LLP Policy Q2 states that development will be supported if (v) the adverse impact of noise is reduced
to an acceptable level through the use of attenuation, distance, screening, or internal layout/orientation;
(vii) service equipment is fully integrated into the building envelope or located in visually inconspicuous
location within effective and robust screening/enclosures, and does not cause disturbance thought its
operation.
11.4.2 The Environmental Health Consultant advised that the submitted noise assessments provided for both
Meadow Road and Ebbisham Drive have made appropriate recommendations to ensure a good level
of the amenity for occupiers of the developments. They have advised officers require a number of
conditions to ensure that the recommendations of the noise assessments are implemented. This
includes conditions requiring plant noise assessment (condition 32), scheme of noise and vibration
attenuation (condition 33) and noise and vibration assessment (condition 34).
11.4.3 The scheme proposes replacement tenant’s hall. To ensure that the proposed use does not conflict with
the residential use above, a condition is recommended that requires the submission of details of sound
insulation and vibration isolation (condition 36).
11.4.4 The proposed hours of operation of the tenant’s hall would be from 08:00 until 23:00 every day including
weekend and bank holidays. Officers however consider that this is excessive given that residential
properties are proposed immediately above. The council’s Environment Health consultant advised that
restricting the hours of operation on Sundays and bank holidays from 10:00 until 18:00 would be
appropriate (condition 38). Further, to ensure the risk of any potential conflict is reduced, between the
proposed tenant’s hall and the residential use above, the Environmental Health Consultant
recommended a condition to require sound and vibration insulation (condition 33) together with a
requirement for a management plan for the tenant’s hall (use class D1) (condition 39).
11.4.5 Officers consider that, subject to the recommended conditions the proposed development would not
result in unacceptable disturbance to neighbouring residents and any increase of noise would be
appropriately mitigated, in line with Policy Q2.

12

Designing Out Crime

12.1

Officers consider that the development has the potential to achieve to meet the standards and objectives
of the Secured by Design initiative. Further detailed measures would be secured by condition 3, which

requires a certificate of accreditation to Secured by Design Standards.

13

Transport

13.1 Site context and access
13.1.1 The site has excellent public transport accessibility (PTAL=6). It is located within a controlled parking
zone (CPZ). Officers note that part of the site at Meadow Road falls within an area of PTAL score of 3,
however part of the site is also within area of 6a and it is adjoining area of 6b. The Transport Officer
noted that increased housing density is encouraged within areas of excellent transport accessibility, as
are car free developments. Visitors and future residents would benefit from excellent availability of public
transport to access the site.

Figure 16 - Public Transport Accessibility level (PTAL) of the application site, which is shown with a red dashed
line and highlighted in blue.

13.1.2 Access to the Meadow Road site for pedestrians and cyclists is provided directly to / from Meadow Road
and that access to the Ebbisham Drive site is provided directly via Ebbisham Drive.

13.2 Car parking
13.2.1 The application site is located within a Controlled Parking Zone (CPZ) and given the high PTAL raising,
the Transport Officer advised that the residential element of the scheme should be secured as car permit
free and a car club membership should be provided for all residents for a period of three years. Both
obligations, secured by s106 agreement, would comply with policy T7 as this policy supports car free
development, particularly in areas where alternative modes of transport are available and where public
accessibility is high (included in section 18). It should however be noted that there is no requirement for
the tenant’s hall to be secured as car permit free – it is not a business and therefore would not be eligible
for business parking permits.
13.2.2 The scheme would provide 3 blue badge parking bays on Ebbisham Drive (alongside the proposed 3
accessible units), the Transport Officer considered that this is acceptable. In order to encourage the
uptake of electric vehicles, Condition 11 is proposed which requires the provision of at least 1 active and
2 passive vehicular parking spaces to be provided and retained with electrical charging points for electric
vehicles, in accordance with London Plan Policy 6.13.
13.3 Cycle parking

13.3.1 The table below provides the required residential number of cycle parking by the draft new London Plan
2019:
Ebbisham Drive
Unit
type

Meadow Road

number of
units

required cycle
parking spaces

number of
units

required cycle
parking spaces

1b\2p

3

4.5

4

6

2b\3p

1

2

11

22

2b\4p

4

8

3b\4p

1

2

3b\5p

6

12

Total:

15

28.5

Total:
15

28

56.5

Figure 17 - Proposed residential cycle parking storage

13.3.2 The development would provide 38 cycle parking spaces in Meadow Road and 29 cycle parking spaces
in Ebbisham Drive - a total of 67 cycle parking spaces. This would exceed the number of spaces required
by the draft new London Plan by 10.5 spaces, which is welcomed. The location and size of the proposed
cycle store indicated on the submitted drawings appear to be appropriate. The Transport Officer has
however advised that further details to demonstrate the cycle parking storage would be secure, easily
accessible, step free, covered and provided in line with LLP Policy Q13, TfL’s cycle parking guidance
and in accordance with London Plan cycle parking minimum standards. This advice would be included
as an informative to condition 8.
13.4 Waste storage and waste management
13.4.1 The council’s guidance on ‘Waste & Recycling Storage and Collection Requirements: Guidance for
Architects and Developers’ (2013) advises that for developments of more than 10 households, using
communal bulk waste containers, the following would need to be provided:



60 litres storage capacity per bedroom (up to a maximum of 120 litres)
60 litres storage capacity per household for commingled dry recyclables (collected via 1280 litre
wheeled bins).

13.4.2 At Meadow Road, 26 bedrooms are proposed and would require a minimum of 1560L storage for
general waste and 900L for dry recyclables. At Ebbisham Drive, 37 bedrooms are proposed and would
require 2220L storage for general waste and 900L for dry recyclables. The proposed store would be
located at ground floor level at the rear of the building and would be approximately 9sq.m in size. The
submitted plan (drawing no 100A) shows that this would allow 1m separation between the bins and the
doors of the store. Veolia, the council’s waste management company have advised that the proposed
refuse stores on each part of the application site are in accordance with the guidance. The final detail
of the refuse stores and waste management plan would be secured via Conditions 9 and 10 respectively.
The development is considered to be in accordance with LLP Policy Q12 and associated guidance,
subject to these conditions.
13.5 Servicing
13.5.1 The proposed tenant’s hall would replace the existing and the proposal would be of similar size and
location. Therefore, it is not anticipated that the proposal would result in an increased impact to the local
highway, when compared to the existing.
13.5.2 The proposed development provides 30 residential units within the context of an existing housing estate.
This uplift in residential units is not considered sufficient to cause detrimental highway impacts within

the estate. However, to ensure the appropriate management of servicing in respect of the residential
aspects of the development, the Transport Officer recommended that a full Servicing and Delivery Plan
to be produced, providing information on vehicle types, frequency, time, location and duration of
servicing. This is secured via condition 11. The development is considered to be in accordance with
Local Plan Policy T8, subject to this condition.
13.6 Construction
13.6.1 During the demolition and construction periods, as may be expected, a significant adverse level of noise
is anticipated, as it is possible for disturbance caused by vibration, as common with construction projects
in urban locations. Measures to minimise the impact include careful selection of construction methods
and plant to be used; switching off plant when not in use; enforcement of restricted working hours for
excessive noise activities; use of temporary acoustic barriers and boundary monitoring of noise and
vibration levels linked to an alarm system to warn site management of possible significant levels. The
applicant submitted a Draft Construction Method Plan and the council’s Highways Officer and Air Quality
Officer have advised that this is satisfactory and raised no concerns about the development related
construction works. However, until the final construction program has been compiled, it is too early to
suggest which measures would be most suitable for the site. The final Method of Demolition and
Construction Statement (condition 44) would be expected to include a noise and vibration management
plan together with a dust management plan.
13.6.2 The Sustainability Officer also advised that all non-road mobile machinery (NRMM) to be used on site
would need to be registered and compliant with the NRMM Low Emission Zone requirements. This
would be secured via condition 46.

14

Biodiversity, trees and landscaping

14.1

Officers consider the submitted Ecological Assessment to be comprehensive and that the structure and
rigor of its methodology and delivery is sound. The assessment identifies the potential for significant
adverse effects resulting from the development on protected species would be negligible, except
however for bat roosting potential within the existing buildings and one of the trees on site. It also
identifies that there is potential for nesting birds to use the existing trees and shrubs, especially during
the normal bird nesting season. The assessment also includes recommendations for a series of
appropriate practical measures to minimise any avoidable impacts upon nesting birds during any
demolition and clearance phases for the development. The Environment Compliance Officer advised
that these are acceptable and realistic.

14.2

The Environment Compliance Officer has advised that the site would appear to have low or poor bat
roosting potential and from the survey results the risk to any potential bat roosts is very low to negligible.
The submitted bat emergence survey makes a number of recommendations of ecological enhancement
to the proposed development and its surrounding landscaping in order to ensure the site’s potential for
supporting bats and bat-friendly habitat. The Environment Compliance Officer advised that the
development should provide ecological enhancements such as biodiversity and pollinator friendly
planting schemes and bat boxes (both within the new building and on the building or retained trees)
(condition 17). In addition, it is important that the development provides bat friendly lighting (condition
40).

14.3

The Environment Compliance Officer advised that the risk of any adverse ecological impacts from the
proposed development would be minimal to negligible, provided that the recommended ecological
enhancement within the submitted reports are incorporated (condition 21). The Environment
Compliance Officer advised that a green roof should be considered (condition 23).

14.4

The Environment Compliance Officer advised that the proposed external soft landscaping is extensive
and comprehensive. It includes significant element of biodiversity friendly planning and appropriate use

of trees, shrub and ground cover species, which have ecological value, including for pollinators, bats
and birds. The applicant has confirmed that holes would be provided in the boundaries between gardens
to provide access route for hedgehogs (if any). The final details of the proposed landscaping (condition
17).
14.5

The proposal would remove three trees, all located at Site 1. All three trees are a “C” category trees,
meaning that they are of low quality with remaining life expectancy of at least 10 years. The trees
proposed to be removed are described in the Arboricultural Impact Assessment and Method Statement:




T17 Elder tree is a self-seeded one sided leaning tree or a relatively low value;
T18 Apple tree is a small ornamental tree; and
T23 Sycamore tree has a low crown value. It has been historically topped and regrown.

14.6

The council’s Arboricultural Officer raised no objections to the removal of these trees, as they are not of
high value. These trees would be replaced by three trees located at Meadow Road and in addition there
would be four new trees at Ebbisham Ddrive. There would be a net increase of in trees across the
application site. The final landscaping details would require a minimum of seven trees to be planted.

14.7

The development would require three trees to be pruned:
-

T10 and T16 at Meadow Road, both trees are to be pruned to provide 2m clearance from the
proposed building.

-

T1 at Ebbisham Drive, a Silver Maple that has been pruned in the past and regrown, the crown
is currently unevenly weighted and pruning the tree away from the proposal would balance the
crown.

14.8

These trees are tolerant to pruning and the council’s Arboricultural Officer, raised no objections subject
to conditions to require a Tree Protection Plan (condition 14), Arboricultural Method Statement (condition
15) and Arboricultural Protection measures (condition 16).

14.9

Overall, the proposed landscaping scheme would improve biodiversity on site and the proposed works
would not have adverse impact on the retained trees on site, subject to conditions. The proposal
would comply with Policy EN1, Q9 and Q10 of the Lambeth Local Plan 2015.

15

Sustainable Design and Construction

15.1

The council’s sustainability consultant (Bioregional) have advised that according to the London Heat
map there are no existing decentralised networks in the vicinity of the site. However, the proposed
scheme would make provisions that allows both sites to connect to a network in the future, secured via
condition Error! Reference source not found. The development would otherwise provide individual
gas boilers for each dwelling, as communal heating system was not considered viable.

15.2

The submitted overheating analysis demonstrates to the satisfaction of Bioregional that assuming a
natural ventilation strategy and with curtains included, all rooms analysed pass the overheating
assessment.

15.3

The development would include photovoltaic (PV) panels at roof level, which is welcomed and further
details are secured via condition 24. The proposal also shows brown roof at first floor level, which is
welcomed. Bioregional and the Environment Compliant Officer advised that further provision of a green
or biodiverse roof should be considered (condition 23).

15.4

The submitted energy and sustainability assessment advised that that low flow fittings would be installed
in the residential units to limit water consumptions. Bioregional advises that the applicant should further

demonstrated that water consumption will not exceed 105 litres/person/day (condition 25).
15.5

A site-wide reduction of 36.4% of carbon emissions is expected to achieve. This is compliant with policy
and a payment in lieu would be required for the remaining carbon emissions, which is calculated at
£72,717.75 based on £95 per tonne. The applicant has provided Design Stage SAP calculations for a
sample number of dwellings. Bioregional have requested that as built SAP calculations for all the flats
are submitted along with a Block Compliance worksheet (condition 27).

15.6

The proposed development would meet high standard of sustainable design and construction, subject
to conditions and it would comply with LLP Policy EN4 and policy 5.2 of the London Plan (MALP, 2016).

16

Other Matters

16.1 Flood Risk
16.2

The council’s Flood Risk Officer advised that the site is at low risk surface water flooding. Detail of the
maintenance requirements of the surface water drainage system has been provided for both sites. The
Flood Risk Officer raised no concerns with this information and advised that a detailed design of the
surface water drainage system should be provided (condition 30). The Flood Risk Officer also advised
that a SuDS Maintenance and Management Plan is to be provided for the proposed surface water
management strategy (condition 31).

16.3

The development would maintain the site’s existing discharge strategy of a connection to the main sewer
via private drainage. Given the geology of the local area and the fact that a connection to the sewer
already exists, this strategy is deemed appropriate. Thames Water have also reviewed the proposal and
raised no objections.

16.4

The proposals are considered in compliance with LLP Policy EN5, subject to the above conditions.

16.5 Air Quality
16.6

This proposed development is a major development located in the Lambeth-wide Air Quality
Management Area. The council’s Sustainability Officer recommends that an air quality and dust
management plan will be secured via condition 45.

17

Employment and training

17.1

The council’s Employment and Skills SPD (2018) sets out the obligations which will be sought from
developers at the construction and end user phases of development to contribute towards a range of
employment and training measures to mitigate the impacts of development and to ensure that local
people can better access job opportunities arising from new development. This would be secured via
an Employment and Skills Plan, which would cover the construction and any potential end
phase/occupation of the proposed development.

17.2

In addition to the Employment and Skills Plan, the S106 obligation would require a financial of
contribution of £19,500 towards the cost of vocational training and employment support. The financial
contribution is based on an assumption about the level of net additional employment generated by the
development.

18

Planning obligations and CIL

18.1

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 (2017) and the Employment and Skills SPD (2018).

18.2

The proposed planning obligations 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.

18.3

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

Description
Provision of 30 affordable housing units:

Affordable housing

-

15 units to be provided at London Affordable Rent; and
15 Units to be provided as Shared Ownership.

Car free development

In relation to the residential use (C3)

Car club

Car Club membership is provided for future residents

Employment and skills financial
contributions

£19,500 financial contribution

Employment and skills plan

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

Amenity space and play space

Access should be provided for all residents living within the
building to amenity space and play space.

Children’s play space

Financial contribution of £7,821 for the provision of children’s
playspace off site.

Carbon offset payment

Cash in lieu payment of £72,717.75
Submission of a phasing plan prior to Implementation to
ensure:
1.

Phasing plan
2.

Full provision of 30 affordable housing units (15 units
as intermediate and 15 units as London Affordable
Rent)
Consistent provision of a tenant’s hall on site and
conversion of the temporary tenant’s hall to provide the
ground floor one bedroom flats (as shown on plan
3110 rev. A) within six months of closure.

Travel Plan and Travel Plan
monitoring fee

Provision of a travel plan and a monitoring fee of
£5,300

Monitoring fee

5% of total financial contributions

Table 5 - Heads of terms

18.4

If the application is approved and the development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will arise.

18.5

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.

18.6

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.

19

Conclusion

19.1

The proposal is for the demolition of the existing building at Meadow Road and erection of a part 4, part
5 storey residential building consisting of 15 flats together with a tenant’s hall at ground floor level (use
class D1). At Ebbisham Drive the proposal is for 6 terraced dwelling houses and 9 flats. The proposal
would also include a temporary tenant’s hall to cover the construction period.

19.2

There is no objection to the demolition of the existing building at Meadow Road, which is of no
architectural or historical value. The proposed buildings on both sites would be of high quality design
and would be appropriate for their context. The proposal would not harm the setting of any heritage
assets.

19.3

The proposal would provide 100% affordable housing and the proposed tenure mix and housing mix
which would comply with LLP policies H2 and H4. The proposed dwellings would be high quality and
would meet the London Plan internal space standard and the proposed communal area and children’s
play area would be in line with LLP Policy H5.

19.4

The application would re-provide the tenant’s hall, which would be of a better quality. The floor space of
the hall itself would be identical (106sq.m.). Officers note that the overall floor area of tenant’s hall would
be smaller by 27sq.m. (11.5%); however, all main function rooms such as kitchen, office and storage
room would be have similar floor area to the existing. The proposal would include unisex toilets, instead
of separate, which is the main loss of space. Officers consider that the proposal would comply with LLP
Policy S1.

19.5

The proposed building would have no unacceptable impact to neighbouring properties. The proposed
development would have negligible to minor impact to the daylight of neighbouring properties, which is
considered acceptable given the development is in a dense urban context and would comply with LLP
Policy Q2.

19.6

The proposal would have no unacceptable impacts on the local highway. The application site is located
within area of very good public transport accessibility (PTAL score of 6/6a) and future occupiers and
visitors are expected to use sustainable modes of transport such as public transport, cycling and
walking. The proposed development would be secured as car permit free and car club membership
would be provided for future residents. The proposal would comply with LLP Policy T6.

19.7

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

19.8

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

20

Equality duty and Human Rights

20.1

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).

20.2

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.

20.3

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.

21

Recommendation

21.1

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.

21.2

Agree to delegate authority to the Assistant Director of Planning, Transport and Development to:
a)
b)

Finalise the recommended conditions as set out in this report, addendums and/or PAC minutes;
and
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).

21.3

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.

21.4

In the event that the Section 106 Agreement is not completed within 6 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: 19/00744/FUL

Ms Maggie Lynch
Metropolitan Housing Trust
The Grange
100 High Street
London
N14 6PW

DECISION NOTICE
Dear Ms Maggie Lynch

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: 19/00744/FUL

Date of Application: 28.02.2019

Date of Decision:

Proposed Development At: Ashmole Housing Estate London
For: The application seeks the redevelopment of 2 sites on the Ashmole Housing Estate as follows:
Site 1:
Demolition of the existing Tenant's Hall at 2 Meadow Road SW8 1QB and erection of a part 4, part 5 storey
building to include a new tenants hall (Use Class D1) at ground floor level and 15 residential flats (Use Class
C3) at upper floor levels together with provision of refuse/recycling and cycle storage and associated
landscaping.
Site 2:
Erection of 6 dwelling houses and 9 flats (Use Class C3) and a temporary Tenants Hall (Use Class D1) at
site of former garages opposite 47-57 Ebbisham Drive SW8 1UB together with provision of refuse/recycling
and cycle storage and associated landscaping.

Approved Plans
0001; 0100; 0200; 1200 rev A; 3010; 3020; 3021; 3100 rev B; 3110 rev A; 3111; 3120; 3200; 3201 rev A; 3210;
3300; 3301; 3302; 3303; 3400; 3401; 3500; 5501; 5010; 5020; 5021; 5100 rev B; 5110 rev B; 5120 rev A; 5000
rev A; 5200 rev B; 5201 rev A; 5202 rev A; 5210 rev B; 5300 rev A; 5400; 5401; 5402; 5500; MBS 1108(1)-4
rev P1; MET21569-01A (Meadow Road); MET21569-01A (Ebbisham Drive); MET21569-03(Ebbisham Drive);
MET21569-03B(Meadow Road); MET21569-03; MET21569-13;
Approved Documents
Affordable housing statement, GL Hearn, 24 January 2019;Arboricultural Method statement, ACD
Environmental, 02.01.2019;Community Use management Plan, Metropolitan, January 2019; Daylight and
sunlight report, Waterslade, January 2019;Daylight and sunlight report, ADF results addendum, W1121_I_04;
Energy and Sustainability Assessment, Norman Bromley, December 2019, rev. 01; Flood risk assessment,
Monson, 28 January 2019; Ground Gas Risk Assessment, Meadow Road, addendum, CET; Generic Risk
Assessment, Ashmole Infill Sites, CET; Generic Risk Assessment, Meadow Road, CET; Geotechnical report
on ground investigation, Ebbisham Drive, CET; Ground gas risk assessment addendum, Ebbisham Drive,
CET; Noise assessment, Ebbisham Drive, Cass Allen, 9 January 2019; Noise assessment, Meadow Road,
Cass Allen, 9 January 2019; Preliminary ecological assessment, Greengage, December 2018; Residential
Travel Plan, Monson, 28 January 2019; Statement of community involvement, Metropolitan, November 2019;
Surface water drainage strategy and SuDs management and maintenance plan, Ebbisham Drive, Monson, 28
January 2019; Surface water drainage strategy and SuDs management and maintenance plan, Meadow Road,
Monson, 28 January 2019; Tree report, ACD Environmental 11 December 2018; Overheating assessment for
dwellings, Norman Bromley, December 2018; Air quality assessment, Ebbisham Drive, MEC acoustic air, May
2009; Air quality assessment, Meadow Road, MEC acoustic air, May 2009; Soft Landscaping Specification,
ACD Environmental, November 2018; Asbestos refurbishment and demolition survey report, Thames
laboratories, 28 September 2018; Detailed unexploded ordnance risk assessment, Safe lane, Ebbisham Drive,
19 October 2018; Detailed unexploded ordnance risk assessment, Safe lane, Meadow Road, 19 October 2018
Meadow Road Bat survey report, Greengage, July 2019; Arboricultural Imapct assessment and method
statement, ACD environmental, 12 December 2019; Tree report, ACD environmental, 28 November 2019;
Transport statement, RPS, 29 January 2019.
Conditions
1

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

2

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

3

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

4

Accessibility
At least 3 (10 per cent) of the residential units hereby permitted shall be constructed to comply with
Part M4 (3) of the Building Regulations. Any communal areas and accesses serving the M4 (3)
compliant Wheelchair User Dwelling(s) shall also comply with Part M4 (3). With the exception of the 5
Duplex Apartments on Ebbisham Drive which will comply with Part M4 (1) all other residential units,
communal areas and accesses hereby permitted shall be constructed to comply with Part M4 (2) of
the Building Regulations.
Reason: To secure appropriate access for disabled people, older people and others with mobility
constraints (Policies 3.8 of the London Plan (2016) and Q1 of the Lambeth Local Plan (2015) and the
guidance in the London Plan Housing SPG (2016)).

5

Schedule of materials
Prior to the commencement of above ground level works of the development hereby permitted,
detailed drawings including a schedule of the materials to be used in the external elevations (together
with samples of all external brickwork including pointing and special brick detailing to be erected on
site for inspection), shall be submitted to and approved in writing by the local planning authority. The
development shall thereafter be built in accordance with the approved details.
Reason: To ensure that the external appearance of the building is satisfactory and in order to
enhance the character and appearance of the conservation area (Policies Q2, Q7 Q8 and Q22 of the
Lambeth Local Plan (2015)).

6

Detailed drawings
Prior to the commencement of above ground level works of the development hereby permitted,
drawings shall be submitted to and approved in writing by the local planning authority, showing all
external construction detailing of the approved development have been submitted to and approved in
writing by the Local Planning Authority unless otherwise agreed in writing by the Local Planning
Authority. The drawings shall include details of:
a) Details of any fascia signage space;
b) Details of balconies and balustrades (including details to demonstrate the balustrade would
provide screening, such as angled railings);
c) Details of roof and cladding (method of fixing) to include sections;
d) Details of communal entrances including signage;
e) Details of windows, secure vents and doors; section and cross section of typical window
(scale 1:5 and 1:10);
f) Details of louvers or other overlooking mitigating measures to the windows on the north;
elevation of Meadow Road located on the 4 storey part of the building;
g) Details of lighting including type, colour/RAL and location;
h) Details and location of rainwater pipes, flues and vents;
i) Details of boundary treatments and gates and sections (the boundary treatments to the
gardens at Ebbisham Drive shall consider sunlight levels at ground level);
j) Details of cycle storage; appearance, materials and location;
k) Details of corner glass box feature in plan and section showing how glass interfaces with the
zinc cladding;
l) Details of cills, soffits, reveals, grilles, soffits, rain water pipes, air bricks, canopies, brickwork
m) Details of any roller shutters;
n) Details of how ground floor glazing is fixed to steel columns; and
o) Details of rainwater goods, pipes and extracts.
The details set out above shall be provided at 1:10 scale (including sections) or at another scale
agreed by the Local Planning Authority. The development shall not be carried out otherwise than in
accordance with the details and drawings thus approved.
Reason: To ensure that the external appearance of the building is satisfactory and does not detract

from the character and appearance of the conservation area and in the interest of visual amenities for
the future occupiers and also the adjoining properties. (Policies Q2, Q6, Q7, Q8 and Q22 of the
Lambeth Local Plan (2015).

7

Obscured glazed windows
Prior to the occupation of the development hereby permitted, the windows on the north elevation
facing Wisden House and serving bathrooms and the staircase, shall be fitted with obscure glass or
obscure glazing film over the entirety of the glass, to a minimum level of obscurity equivalent to
Pilkington Texture Glass Level 3, and shall be retained as such for the duration of the development.
Reason: To protect the amenities of adjoining occupiers (policy Q2 of the Lambeth Local Plan
(2015)).

8

Cycle parking storage
Prior to the commencement of the use hereby permitted, details of the provision to be made for cycle
parking shall be submitted to and approved in writing by the Local Planning Authority. The cycle
parking shall thereafter be implemented in full in accordance with the approved details before the use
hereby permitted commences and shall thereafter be retained solely for its designated use.
Reason: To ensure adequate cycle parking is available on site and to promote sustainable modes of
transport (policies T1, T3 and Q13 of the Lambeth Local Plan (2015)).

9

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

10

Waste management strategy
Prior to the occupation of the development hereby permitted, a Waste Management Strategy shall be
submitted to and approved in writing by the local planning authority. The development shall be built in
accordance with the approved details and shall thereafter be retained solely for its designated use.
The Waste Management Strategy will need to align with the Council's adopted guide for architects and
developers on waste and recycling storage and collection requirements (2013) and will include the
following:
a) A waste management plan for both the tenant’s hall and residential use
b) Details relating to the collection of waste
c) Details relating to how the bins will be moved from the stores to the collection points on collection
day and how the bins will be returned after collection
Reason: To ensure that appropriate measures for waste storage and collection are made, to
encourage the sustainable management of waste and to safeguard the visual amenities of the area
(Policies Q2 and Q12 of the Lambeth Local Plan (2015)).

11

Electrical charging points

Prior to the occupation of the development hereby permitted, at least 1 active and 2 passive vehicular
parking spaces shall be provided and retained thereafter with electrical charging points for electric
vehicles.
Reason: To encourage the uptake of electric vehicles (London Plan Policy 6.13)

12 Delivery and servicing management plan
Prior to the occupation of the development hereby permitted, a Delivery and Servicing Management
Plan shall be submitted to and approved in writing by the local planning authority. The use hereby
permitted shall thereafter be operated in accordance with the approved details. The submitted details
must include the following:
a)
b)
c)
d)
e)
f)

frequency and hours of deliveries to the site;
frequency of other servicing vehicles such as refuse collections;
size and weight of delivery and servicing vehicles;
proposed loading and delivery locations;
a strategy to manage vehicles servicing the site; and
a strategy for the implementation of a delivery booking system.

Reason: To protect the amenities of adjoining occupiers and the surrounding area and to limit the
effects of the increase in travel movements associated with the approved use of the site (Policies Q2
and T8 of the Lambeth Local Plan 2015).

13

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

14

Tree protection plan
Prior to the commencement of the development hereby approved a Tree Protection Plan that accords
with BS5837:2012 and relates to all retained trees on the site shall be submitted to and approved in
writing by the Local Planning Authority. The Tree Protection Plan shall be implemented in strict
accordance with the approved details and put in place before any machinery, demolition, materials
storage or development commences on the site. The tree protection measures shall only be
dismantled, removed or altered following written authorisation from the Local Planning Authority.

Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which
represent an important visual amenity to the locality (Policies Q2, Q10 and Q11 of the Lambeth Local
Plan (2015)).

15

Arboricultural Method Statement
Prior to the commencement of above ground level works of the development hereby permitted, an
Arboricultural Method Statement in accordance with BS5837:2012 relating to:

a) groundworks within the Root Protection Area of retained trees for any construction activity
(including the installation of hard surfaces and all services
b) all required Access Facilitation Pruning
c) details of a pre-commencement meeting (to include the Tree Officer) together with a
schedule of all confirmed site supervision and tree protection monitoring shall be submitted
to and agreed in writing by the Local Planning Authority. Thereafter, the respective Method
Statements shall be implemented in strict accordance with the approved details.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which
represent an important visual amenity to the locality (Policies Q2, Q10 and Q11 of the Lambeth Local
Plan (2015)).

16

Arboricultural protection measures
The completed schedule of supervision and monitoring for the arboricultural protection measures as
agreed under condition 15 above shall be submitted for approval in writing by the Local Planning
Authority within 28 days from completion of the development hereby permitted.
Reason: In order to ensure compliance with the tree protection details submitted under condition 15
above.

17

Landscaping (Soft and hard) landscaping and tree planting
Prior to the commencement of any above ground works, of the development hereby permitted, a
landscaping scheme shall be submitted to and approved in writing by the local planning authority. The
development hereby permitted shall be thereafter carried out in accordance with the approved details
within 6 months of the date of occupation. All tree, shrub and hedge planting included within the above
specification shall accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent
superseding equivalent) and current Arboricultural best practice. The submitted details are expected to
demonstrate the following:
a) The quantity, size, species, position and the proposed time of planting of all trees and shrubs
to be planted;
b) An indication of how they integrate with the proposal in the long term with regard to their
mature size and anticipated routine maintenance and protection;
c) Specification of which shrubs and hedges to be planted that are intended to achieve a
significant size and presence in the landscape;
d) Planting of a minimum of 7 trees within the application site;
e) Details of bat boxes (both within the new building and on the building or retained trees);
f) Details of fences and boundaries demonstrating access route to support the potential habitat
of hedgehogs.
g) Details (including layout and cross sections and materials) of the proposed hard standing
within the public realm.
Reason: In the interest of visual amenity and in order to ensure high quality soft landscaping in and
around the site in the interests of the ecological value of the site and in the interests of visual amenity
(policy EN1, Q2, Q9 and Q10 of the Lambeth Local Plan (2015) and 7.18 of the London Plan (2016).

18

Soft landscaping
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in
the first planting and seeding season following the occupation of the development hereby permitted or
the substantial completion of the development, whichever is the sooner. Any trees, hedgerows or
shrubs forming part of the approved landscaping scheme which within a period of five years from the
occupation or substantial completion of the development die, are removed or become seriously
damaged or diseased shall be replaced in the next planting season with others of similar size and
species, unless the Local Planning Authority gives written consent to any variation.

Reasons: In order to introduce high quality soft landscaping in and around the site in the interests of
the ecological value of the site and to ensure a satisfactory landscaping of the site in the interests of
visual amenity (Policy EN1, Q2, Q9 of the Lambeth Local Plan (2015) refer and 7.18 of the London
Plan (2016).

19

Communal open space
Prior to the commencement of above ground level works of the development hereby permitted, a
detailed landscape management plan for those areas of shared or communal open space as agreed
and clearly illustrated on a scaled plan is submitted to and approved in writing by the local planning
authority. The management plan shall cover a period of not less than five years and shall accord with
current Landscaping best practice.
Reasons: In order to ensure successful establishment of soft landscaping in the interests of the
ecological value of the site and to ensure a satisfactory landscaping of the site in the interests of visual
amenity (Policy EN1, Q2, Q9 of the Lambeth Local Plan (2015) and 7.18 of the London Plan (July
2011).

20

Children’s play area
Prior to the commencement of above ground level works of the development hereby permitted, a
detailed plan of the proposed children’s play area shall be submitted to and approved in writing to the
Local Planning Authority. The development shall be carried out in accordance with the approval
details.
Reason: To ensure that high quality children’s play area is provided, Policy H5 of the Lambeth Local
Plan 2015 and the London Plan Supplementary Planning Guidance ‘Shaping Neighbourhoods: Play
and Informal Recreation’ 2012.

21

Ecological enhancements
The recommendations set our within the Preliminary Ecological Appraisal, December 2018 prepared
by Greengage and the Bat Survey Report, July 2019 prepared by Greengage shall be incorporated
within the development hereby permitted.
Reason: In the interest of biodiversity, Policy EN1 of the Lambeth Local Plan (2015).

22

Future proof for communal heating
The development hereby permitted shall be designed to be future proofed to enable a future
connection to an area-wide heat network, as shown on drawing number MBS 1108(1)-4.
Reason: To ensure the development meets high standards of sustainable design and construction,
Policy EN4 of the Lambeth Local Plan (2015), Policy SI13 of the Draft London Plan 2019 and the
Mayor’s SPG: Sustainable Design and Construction.

23

Biodiverse/Green roof
Prior to the installation of the biodiverse and/or green roof, a detailed specification of the
biodiverse/green roof shall be submitted to and approved in writing by the local planning authority. The
specification shall include details of the quantity, size, species, position and the proposed time of
planting of all elements of the biodiverse/green roof, together with details of their anticipated routine
maintenance and protection. The green roof shall only be installed and thereafter maintained in
accordance with the approved details.
If within 5 years of the installation of the biodiverse/green roof any planting forming part of the

biodiverse/green roof shall die, be removed, or become seriously damaged or diseased, then this
planting shall be replaced in the next planting season with planting of a similar size and species.
Reason: In order to create a high quality and long term soft biodiverse/green roof (Policy EN4 of the
Lambeth Local Plan (2015) and Policy 5.3 of the London Plan (MALP, 2016)
24

Photovoltaic (PV) arrays
Prior to the first occupation of any part of the development, a scheme showing the siting, size, number
and design of the photovoltaic (PV) arrays, including cross sections of the roof of the building with the
equipment in situ, shall be submitted to and approved in writing by the Local Planning Authority. The
development shall thereafter be completed in strict accordance with the approved details.
Reason: To ensure that the development has an acceptable level of sustainability (policy EN4 of the
Lambeth Local Plan (2015))

25

Internal water consumption
Prior to the first occupation of the development hereby approved, details shall be submitted to and
approved in writing by the Local Planning Authority, demonstrating that internal water consumption of
the development will not exceed 105 L/person/day in line with The Water Efficiency Calculator for new
dwellings from the Department of Communities and Local Government.
Reason: To reduce the consumption of potable water in the home from all sources, including borehole
well water, through the use of water efficient fittings, appliances and water recycling systems in
accordance with London Plan Policy 5.15.

26

Design Stage calculations
Prior to the commencement of above ground level works of the development hereby permitted, Design
Stage calculations as an output of the National Calculation Method should be submitted to and
approved in writing by the Local Planning Authority demonstrating that the development will achieve a
35% reduction in carbon emissions over that required by Part L of the Building Regulations 2013.
Reason: To ensure that the development makes the fullest contribution to minimising carbon dioxide
emissions. (Policies 5.2 of the London Plan (2016) and Policy EN3 of the Lambeth Local Plan (2015)).

27

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

28

Drainage systems
Whilst the principles and installation of sustainable drainage systems are to be encouraged, 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, 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: To prevent the remobilisation of contaminants present in shallow soil/made ground from

infiltrating water, which could ultimately cause pollution of groundwater, in accordance with Policy EN6
of the Lambeth Local Plan (2015).

29

Finished floor level for the Ebbisham Drive
The finished ground floor level for the Ebbisham Drive site must be set no lower than 4.36 metres
above Ordnance Datum (mAOD).
Reason: To reduce the risk of flooding to the development and occupants in accordance with Policy
EN5 of the Lambeth Local Plan (2015).

30

Surface water drainage system
Prior to the commencement of the development hereby approved, a detailed design of the surface
water drainage system shall be submitted to an approved in writing by the local planning authority.
The document should be in accordance with the proposal set out in the applicant’s submission. The
details must demonstrate the technical feasibility/viability of the drainage system through the use of
SuDS to manage the flood risk to the site and elsewhere; the measures taken to manage the water
quality for the life time of the development; and exceedance flow routes. 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 thereby
preventing the risk of flooding. It is important that these details are agreed prior to the commencement
of development as any works on site could have implications for drainage, flood risk and water quality
in the locality. Policy EN5 and EN6 of the Lambeth Local Plan (2015).

31

SuDS management and maintenance plan
Prior to the initial occupation of the development hereby approved, a SuDS management and
maintenance plan 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, shall be submitted to and approved in writing by the
Local Planning Authority. The approved SUDS maintenance 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). Policy EN5 and EN6 of the Lambeth
Local Plan (2015).

32

Plant noise assessment
The operation of any building services plant shall not commence until an assessment of the acoustic
impact arising from the operation of all internally and externally located plant has been submitted to
and approved in writing by the local planning authority. The assessment of the acoustic impact shall
be undertaken in accordance with BS 4142: 2014 (or subsequent superseding equivalent) and current
best practice, and shall include a scheme of attenuation measures to ensure the rating level of noise
emitted from the proposed building services plant is at least 5 dB less than background. The operation
of any building services plant shall not commence until a post-installation noise assessment has been
carried out to confirm compliance with the noise criteria. The scheme shall be implemented in
accordance with the approved details and attenuation measures, and they shall be permanently
retained and maintained in working order for the duration of the use and their operation.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the
London Borough of Lambeth Local Plan (2015) and policy 7.15 of the London Plan (2016)).

33

Scheme of noise and vibration attenuation
Prior to the commencement of above ground level works of the development hereby permitted, a
scheme of noise and vibration attenuation shall be submitted to and approved in writing by the Local
Planning Authority. The scheme shall achieve the habitable room standards as detailed in
BS8233:2014 with no relaxation for exceptional circumstances. The scheme shall include provision of
adequate alternative ventilation where necessary and sufficient to prevent overheating. The scheme
shall be submitted to and approved in writing by the local planning authority. The scheme as approved
by the local planning authority shall be fully installed before the development is occupied.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the
London Borough of Lambeth Local Plan (2015)).

34

Noise amenity space
Prior to the commencement of above ground works a scheme of measures to ensure that all
residential units have access to amenity space within the development where noise levels do not
exceed 55dB LAEQ(16 hour) shall be submitted to and approved in writing by the Local Planning
Authority. The scheme shall include details of post construction validation. Thereafter the development
shall be carried out in accordance with the approved details and a separate validation report shall be
submitted to and approved in writing by the Local Planning Authority 3 months prior to occupation.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future occupiers (Policy Q2, Amenity - Lambeth Local Plan (2015) and policy 7.15 of the London Plan
(2016)).

35

Noise and vibration assessment
Within 3 months of the date of first occupation of the residential units a noise and vibration
assessment shall be carried out to confirm the noise and vibration targets have been met for both day
and night time in the habitable rooms. Any additional steps required to mitigate noise shall be detailed
and implemented, as necessary. The post installation assessment shall be submitted to and approved
in writing by the local planning authority. The details as approved shall thereafter be permanently
retained.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future occupiers (Policy Q2, Amenity of the Lambeth Local Plan (2015)).

36

Scheme of sound insulation and vibration isolation
Prior to the commencement of the D1 uses hereby permitted (both the temporary and permanent
tenant’s halls), a scheme of sound insulation and vibration isolation to protect the first-floor residential
units located above the ground floor D1 uses shall be submitted to and approved in writing by the local
planning authority. As a minimum, the scheme shall achieve the noise rating curve NR20 in all
habitable rooms and vibration dose values levels shall not exceed 0.4ms-1.75 as set out in BS64721:2008. The scheme shall include details of post construction validation. The development shall be
carried out in accordance with the approved details.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future occupiers (Policy Q2 of the Lambeth Local Plan (2015)).

37

A noise and vibration assessment
Within 3 months of the date of commencement of the D1 uses (both the temporary and permanent

tenant’s halls) a noise and vibration assessment shall be carried out to confirm the noise and vibration
targets have been met for both day and night time operation. Any additional steps required to mitigate
noise shall be detailed and implemented, as necessary. The post installation assessment shall be
submitted to and approved in writing by the local planning authority. The details as approved shall
thereafter be permanently retained.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future occupiers (Policy Q2 of the Lambeth Local Plan (2015)).

38

Tenant’s hall operation hours
The temporary and permanent tenant’s halls (use class D1) hereby permitted shall not operate other
than within the following times:
08:00 Hours to 23:00 Hours – Monday through to Saturdays.
10:00 Hours to 18:00 Hours – Sundays, Bank Holidays or Public Holidays.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the
London Borough of Lambeth Local Plan (2015)).

39

Tenant’s hall management plan
Prior to first operation of the D1 uses hereby permitted a Management Plan must be submitted to and
agreed by the Local Planning Authority. The plan should include but not be limited to, management
responsibilities during all operating hours, measures to control noise and disturbance, playing of music
or other amplified sound (including the screening of sporting events and public address systems) and
minimising the effects of patrons coming and going from the site. Where any management practices
give rise to reported concerns of impact to local amenity received by the operator or London Borough
of Lambeth, this must be brought to the attention of the Local Planning Authority and any necessary
changes to the management plan implemented to the satisfaction of the Local Planning Authority.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy Q2
of the Lambeth Local Plan (2015)).

40

A lighting scheme
Prior to occupation a lighting scheme must be submitted for the approval of the Local Planning
Authority in accordance with the Institute of Lighting Professional’s Guidance notes for the reduction of
obstructive light. The scheme must be designed by a suitably qualified person in accordance with the
recommendations for environmental zone E3 in the ILP document “Guidance Notes for the Reduction
of Obtrusive Light GN01:2011.
The applicant should also ensure that any lighting scheme as installed conforms to recommendations
made for minimising or avoiding adverse impacts upon bats and their roosting/foraging habitats in
Guidance Note 08/18 Bats and Artificial Lighting as issued by the ILP and Bat Conservation Trust
(BCT).
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of
adjoining occupiers and of the area generally (Policy Q2 of the Lambeth Local Plan (2015)).

41

Contamination
A)

Prior to the commencement of development an intrusive pre-demolition and refurbishment
asbestos survey of all extant structures undertaken in accordance with HSG264 shall be
submitted to and approved in writing by the Local Planning Authority. All confirmed or suspected

asbestos containing materials shall be removed. A verification report prepared by a competent
person which confirms all asbestos or suspected asbestos containing materials have been
removed shall be submitted to and approved in writing by the Local Planning Authority prior to
first occupation of the development.
B)

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 of the site, including asbestos and unexploded ordnance, have
been submitted to and approved in writing by the local planning authority:
a)

b)
c)
d)

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 offsite;
The site investigation results and the detailed risk assessment resulting from i);
An options appraisal and remediation strategy giving full details of the remediation
measures required and how they are to be undertaken;
A verification plan providing details of the data that will be collected in order to demonstrate
that the works set out in iii) are complete and identifying any requirements for longer-term
monitoring of pollutant linkages, maintenance and arrangements for contingency action.

The development shall thereafter be implemented in accordance with the details and measures
approved.
C)

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.

D)

If, during development, contamination not previously identified is found to be present at the site
then no further development shall be carried out until the developer has submitted, and
obtained written approval from the Local Planning Authority for, an amendment to the
remediation strategy detailing how this unsuspected contamination will be dealt with.

Reason: Development must not commence before relevant parts of this this condition are discharged
to safeguard future users or occupiers of this site and the wider environment from irreversible risks
(policies 5.21 of the London Plan (2015) and EN4 of the Lambeth Local Plan (2015)).
42

Asbestos Refurbishment and Demolition Survey Report
The development hereby permitted shall be undertaken in accordance with the Asbestos
Refurbishment and Demolition Survey Report prepared by Thames Laboratories reference J151719
and dated 28 Sep 2018. All confirmed or suspected asbestos containing materials shall be removed. A
verification report prepared by a competent person which confirms all asbestos or suspected asbestos
containing materials have been removed shall be submitted to and approved in writing by the Local
Planning Authority prior to first occupation of the development.
Reason: To safeguard future users or occupiers of this site and the wider environment from
irreversible risks (policies 5.21 of the London Plan (2015) and EN4 of the Lambeth Local Plan (2015)).

43

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

Reason: To minimise the potential risk associated with the end use of piling where contamination is an
issue. (Policies EN5 and EN6 of the Lambeth Local Plan (2015))
44

Method of Demolition and Construction Statement
No demolition or development shall commence until the development hereby approved shall not
commence until a Method of Demolition and Construction Statement has been submitted to and
approved in writing by the local planning authority. The CEMP shall include details of the following
relevant measures:
a)
b)
c)
d)
e)
f)

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

The construction shall thereafter be carried out in accordance with the details and measures approved
in the Method of Demolition and Construction Statement for the related phase, unless the written
consent of the Local Planning Authority is received for any variation.
Reason: Development must not commence before this condition is discharged to avoid hazard and
obstruction being caused to users of the public highway and to safeguard residential amenity from the
start of the construction process (policies 7.14 of the London Plan (2015); and policies Q2, T6 and T8
of the Lambeth Local Plan (2015)).
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Air Quality and Dust Management Plan (AQDMP)
No demolition or development shall commence until full details of the proposed mitigation measures
for impact on air quality and dust emissions, in the form of an Air Quality and Dust Management Plan
(AQDMP), have been submitted to and approved in writing by the local planning authority. The
AQDMP shall include the following for each relevant phase of work (demolition, earthworks,
construction and trackout):
a) A summary of work to be carried out;
b) Proposed haul routes, location of site equipment including supply of water for damping down,
source of water, drainage and enclosed areas to prevent contaminated water leaving the site;
c) Inventory and timetable of all dust and NOx air pollutant generating activities;
d) List of all dust and emission control methods to be employed and how they relate to the Air
Quality (Dust) Risk Assessment;
e) Details of any fuel stored on-site;
f) Details of a trained and responsible person on-site for air quality (with knowledge of pollution
monitoring and control methods, and vehicle emissions);
g) Summary of monitoring protocols and agreed procedure of notification to the local authority;
and
h) A log book for action taken in response to incidents or dust-causing episodes and the
mitigation measure taken to remedy any harm caused, and measures employed to prevent a
similar incident reoccurring.
No demolition or development shall commence until all necessary pre-commencement measures
described in the AQDMP have been put in place and set out on site. The demolition and development
shall thereafter be carried out and monitored in accordance with the details and measures approved in
the AQDMP.
Reason: 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 unaaceptable 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).
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Non-road mobile machinery (NRMM)
No demolition or development shall commence until all non-road mobile machinery (NRMM) to be
used on site has been registered at ‘https://nrmm.london/user-nrmm/register’ and that all registered
NRMM is compliant with the NRMM Low Emission Zone requirements.
Reason: To ensure that air quality is not adversely affected by the development (Policy 7.14 of the
London Plan 2016).
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Permitted development rights: satellite dishes
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
(England) Order 2015 (or any Order revoking or re-enacting that Order with or without modification),
no aerials, antennae, satellite dishes or related telecommunications equipment shall be erected on
any part of the development hereby permitted, without planning permission first being granted.
Reason: To ensure that the visual impact of telecommunication equipment upon the surrounding area
can be considered. (Policies 7.6 and 7.8 of the London Plan 2015 and Policies T10, Q6 and Q22 of
the Lambeth Local Plan 2015).

Notes to Applicants:
In dealing with this application the Council has implemented the requirement in the National Planning Policy
Framework (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 provisions of The Party Wall Act 1996 in relation to the rights of
adjoining owners regarding party walls etc. These rights are a matter for civil enforcement and you
may wish to consult a surveyor or architect.
4. Your attention is drawn to the need to comply with the requirements of the Control of Pollution Act
1974 concerning construction site noise and in this respect you are advised to contact the Council's
Environmental Health Division.
5. You are advised of the necessity to consult the Council's Highways team prior to the commencement
of construction on 020 7926 9000 in order to obtain necessary approvals and licences prior to
undertaking any works within the Public Highway including Scaffolding, Temporary/Permanent
Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer Connections, Hoarding,
Excavations (including adjacent to the highway such as basements, etc), Temporary Full/Part Road
Closures, Craneage Licences etc.
6. Your attention is drawn to the Thames Water’s advice provided below:
If you are planning on using mains water for construction purposes, it's important you let Thames
Water know before you start using it, to avoid potential fines for improper usage. More information
and how to apply can be found online at http://thameswater.co.uk/buildingwater.

Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 1 bar)
and a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes. The developer
should take account of this minimum pressure in the design of the proposed development.
7. In relation to condition 8, you are advised that the proposed cycle parking storage should be have
horizontal cycle parking stands, such as Sheffield stands. You are advised to provide detailed
drawings showing cycle parking dimension’s, it should be demonstrated that there is a min spacing
of 1m between the stands. Where a two tier system is proposed, the top frame should lower all the
way down to the ground. A minimum aisle width of 2500mm beyond the lowered frame is required to
allow cycles to be turned and loaded.
8. In relation to conditions 43 and 45, you are advised that the Method of Demolition and Construction
Statement and the Ait Quality and Dust Management Plan can be submitted as one document
covering both conditions.
9. In relation to condition 46, for information on the NRMM Low Emission Zone requirements please
visit http://nrmm.london/nrmm

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.

Appendix 2: List of consultees (statutory and Other Consultees)
Arboricultural Officer Ext 61191
Ashmole Estate Tenants Association
Ashmole Tenants Assoc
Bioregional
Brixton Town Centre Manager
Building Control
Clapham Society
Conservation & Urban Design
Corporate Asset Strategy
Design Out Crime Officer
Development Control Department Thames Water
Development Control Enforcement Team
Early Years Development/Childcare
EHST Impacts Of Construction
EHST Land Contamination
EHST Light Pollution
EHST Noise Pollution
Environment Agency
Flooding - SUDS
Friends Of Kennington Park
Friends Of Lambeth High Street Recreation Ground
Friends Of Vauxhall Pleasure Gardens
Highway Team Lambeth
Housing Association/S106 Hsg Ext 63611
Housing Association/S106 Hsg Ext 63611
I.M.P.A.C.T.
Implementation Team
Kennington Association Planning Forum
Kennington Oval & Vauxhall Forum
L.F.C.D Authority
Lambeth Arts Ext 60760
Parks & Open Spaces
Planning Policy
Regents Bridge Gardens Ltd
Regeration Team
Sustainability Team On Air Quality
TFL Road Network Development (non-referable)

Transport Lambeth
Vauxhall Church Leaders
Vauxhall Neighbourhood Housing Forum
Vauxhall One Bussiness Improvement Districts
Vauxhall St Peters Heritage Centre
Veolia Waste Lambeth Planning App

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




































Policy 1.1: Delivering the vision and objectives for London
Policy 3.1 Ensuring equal life chances for all
Policy 3.3 Increasing housing supply
Policy 3.4 Optimising housing potential
Policy 3.5 Quality and design of housing developments
Policy 3.8 Housing choice
Policy 4.1 Developing London’s economy
Policy 5.1 Climate change mitigation
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.3 Sustainable design and construction
Policy 5.9 Overheating and cooling
Policy 5.10 Urban greening
Policy 5.11 Green roofs and development site environs
Policy 5.12 Flood risk management
Policy 5.13 Sustainable drainage
Policy 5.16 Waste net self-sufficiency
Policy 5.17 Waste capacity
Policy 5.18 Construction, excavation and demolition waste
Policy 5.21 Contaminated land
Policy 6.1 Strategic approach
Policy 6.5 Funding crossrail and other strategically important transport infrastructure
Policy 6.9 Cycling
Policy 6.10 Walking
Policy 6.13 Parking
Policy 7.1 Lifetime neighbourhoods
Policy 7.2 An inclusive environment
Policy 7.3 Designing out crime
Policy 7.4 Local character
Policy 7.5 Public realm
Policy 7.6 Architecture
Policy 7.8 Heritage assets and archaeology
Policy 7.9 Heritage-led regeneration
Policy 8.2 Planning obligations
Policy 8.3 Community infrastructure levy

Lambeth Local Plan (2015) policies:






D1 Delivery and monitoring
D2 Presumption in favour of sustainable development
D4 Planning obligations
H1 Maximising housing growth


































H2 Delivering affordable housing
H3 Safeguarding existing housing
H4 Housing mix in new developments
H5 Housing standards
H6 Residential conversions
T1 Sustainable travel
T2 Walking
T3 Cycling
T6 Assessing impacts of development on transport capacity
T7 Parking
T8 Servicing
EN1 Open space and biodiversity
EN3 Decentralised energy
EN4 Sustainable design and construction
EN5 Flood risk
EN6 Sustainable drainage systems and water management
EN7 Sustainable waste management
Q1 Inclusive environments
Q2 Amenity
Q3 Community safety
Q5 Local distinctiveness
Q6 Urban design: public realm
Q7 Urban design: new development
Q8 Design quality: construction detailing
Q9 Landscaping
Q10 Trees
Q12 Refuse/recycling storage
Q13 Cycle storage
Q20 Statutory listed buildings
Q22 Conservation areas
Q23 Undesignated heritage assets: local heritage list
PN6 Stockwell

Draft London Plan (2019) policies:










Policy D4 – Housing quality and standards
Policy H4 – Affordable housing tenure
Policy H5 – Delivering affordable housing
Policy SI – improving air quality
Policy SI2 – minimising greenhouse gas emissions
Policy SI4 – Energy infrastructure
Policy T5 – Cycling
Policy T6 – Car Parking

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








Development Viability (2017)
Refuse & Recycling Storage Design Guide
Waste Storage and Collection Requirements - Technical Specification
Air Quality Planning Guidance Notes
Vauxhall Conservation Area Statement, September 2016
St Marks Conservation Area Statement,

London Plan Supplementary Planning Guidance (SPG)







Affordable Housing & Viability
Accessible London: Achieving an Inclusive Environment (October 2014)
The control of dust and emissions during construction and demolition (July 2014)
Character and Context (June 2014)
Sustainable Design and Construction (April 2014)

Appendix 4: Other relevant Plans and Photos

Meadow road: Proposed building in context

Ebbisham Drive: Proposed building in context

Meadow Road: proposed plans and elevations

Meadow road: proposed entrance and materials

Meadow Road: Proposed ground floor plan

Meadow Road: Proposed first, second and third floor plan

Meadow Road: Proposed fourth floor plan

Meadow Road: proposed roof plan

Meadow Road: Proposed south elevation (front elevation)

Meadow Road: Proposed north elevation (rear elevation)

Meador Road: Proposed west elevation (left) and east elevation (right)

Meadow road: proposed tenant’s hall

Ebbisham Drive: proposed plans and elevation

Ebbisham Drive: Detailed front elevation

Ebbisham Drive: proposed entrances to the houses

Ebbisham Drive: proposed entrances to the flats

Ebbisham drive: typical layout of the proposed houses

Ebbisham drive: proposed ground floor accessible units

Ebbisham drive: proposed first floor duplex flats

Ebbisham drive: proposed second floor duplex flats

Ebbisham Drive: proposed temporary tenants’ hall

