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ADDRESS:
Lambeth College Vauxhall Centre, Belmore Street, London, SW8 2JY
Application Number: 19/02643/OUT
Case Officer: Cuma Ahmet
Ward: Stockwell
Date Received: 17.07.19
Proposal: Hybrid application for the demolition of existing buildings and the erection of a mixeduse development comprising 1) detailed planning application for a new College facility (Class D1)
with associated parking, servicing, new public realm, hard and soft landscaping and other
associated works and 2) outline planning application for up to 15,000 sqm of College floorspace
(Class D1), up to 272 student accommodation units and up to 4,570 sqm of shared workspace
(Class B1) with associated parking, servicing and other works.
Applicant:
Agent:
South Bank Colleges (C/o Agent)
Nathaniel Lichfield & Partners

RECOMMENDATION
Resolve to grant outline and full details planning permission subject to the planning conditions
indicated at Appendix 1 and completion of an agreement under Section 106 of the Town and
Country Planning Act 1990 (as amended) containing the planning obligations listed in this report
and any direction as may be received following further referral to the Mayor of London.
1. 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).
2. 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.
3. In the event that the Section 106 Agreement is not completed within 6 months of a
committee resolution, 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 matters as identified in this report, addendums and/or the PAC
minutes.

SITE DESIGNATIONS
Relevant site designations:
Vauxhall, Nine Elms, Battersea Opportunity Area (VNEB OA)
Flood Zone 3: High Risk
Lambeth Air Quality Management Area
Relevant designations (Adjoining and or adjacent to site only):
Wandsworth Road Conservation Area (CA59) to the east of Thorparch Road and eastern side of
Wandsworth Road).
LAND USE DETAILS
Site area (ha):

0.97 hectares

NON-RESIDENTIAL DETAILS
Use Class

Use Description

Existing

D1

College/Skills Centre

Floorspace (m2)
(Gross Internal Area)
15,238 sqm

Proposed

D1
B1

College/Skills Centre
Shared workspace use

25,000 sqm
4,570 sqm

ACCESSIBILITY
Number of Units
(student
accommodation)
27 (10%)
0

M4(2) Units
M4(3) Units

NON-CONVENTIONAL RESIDENTIAL & VISITOR ACCOMMODATION

Existing
Proposed

Student Accommodation
Student Accommodation

Bedrooms/Units
Bedrooms
0
272 (includes 38
studio flats)

Floorspace (m2)
Floorspace (m2)
0
8,321

PARKING DETAILS

Existing
Proposed

Car Parking
Spaces
College/Skills
Centre
22
37

Car Parking Spaces (All Disabled)

All 37 allocated spaces proposed to be allocated
for disabled users on a needs only basis for each
use.

Bicycle Spaces
(for all uses)

37
804

LEGAL SERVICES CLEARANCE
Name/Position

Date Sent

Rachel Lee
Senior Lawyer
Sharpe Pritchard LLP

13.11.19

Date
Received
14.11.19

Report
Cleared
14/11/19

Comments in para:





Initial comments made on
relevant parts of the draft report
(sent 12/11/19).
Additional comments sent via
email dated 13/11/19.
Final review completed 14/11/19.

EXECUTIVE SUMMARY
The proposed redevelopment of the Lambeth College Nine Elms Campus at Vauxhall is
central to the (long term) strategic aim of Lambeth College (an affiliate of South Bank
Colleges and London South Bank University) which will enable it to rationalise and improve its
overall education offer within the borough. The strategic aim of Lambeth College is also
shared by the council and forms one of its core strategic planning aims which seeks to
support the creation of centres of excellence within high quality educational buildings in order
that the investment and best talent can be attracted to the borough. In land use principle
terms, the redevelopment of the site for education-led mixed uses is considered acceptable.
The hybrid planning proposals for the site comprising both detailed and outline elements for
approval which aims to support a staged redevelopment of the site in four phases. The first
phase of development includes delivery of Block A (Nine Elms STEAM Centre), a modern,
state of the art building that will support science, technology, engineering, arts and maths
courses; a new high quality public realm (referred to as College Square and College Street’)
including highway improvements on Belmore Street; and cycle and disabled parking. The
detailed proposals in terms of their quality of design and overall contribution to the existing
and surrounding townscape is supported by officers.
The outline elements of the hybrid planning submission comprises Blocks B, C and D of the
masterplan and will be delivered in phases 2,3 and 4 respectively. The majority of the floor
space to be provided is for education use with student accommodation (35% of units (by
habitable room) provided on affordable terms) provided in Block C (Phase 3) and a
business/enterprise hub at Block D (some of the space will be affordable) (Phase 4). The
principle of each of the uses will support the overall long term viability of the site as a centre
for learning and enterprise. Whilst the detailed design for outline elements are not to be
agreed at this stage, the design quality secured for Block A will set a benchmark upon which
all future reserved matters applications will be expected to follow and improve upon.
In terms of neighbouring amenities, the proposals have been designed sensitively (in terms of
the location of mass and height) to ensure that impacts on levels of privacy and outlook
including daylight and sunlight to adjoining residential uses are on balance acceptable.
The package of Section 106 obligations including affordable student accommodation;
affordable workspace in Block D; highway works to improve local public realm on Belmore
Street; contributions towards walking/cycling initiatives and an employment and skills plan to
support construction and end use opportunities from development are all relevant and pay full
regard to the statutory tests for Section 106 obligations set out in the Community
Infrastructure Levy (CIL) Regulations 2010. The development would also make contributions
towards Mayoral and Lambeth CIL. Officers consider that the obligations are essential to
ensuring the negative effects that arise from the development can be mitigated.
Officers consider that the development would be in general compliance with the development
plan for the Borough and that there are no material considerations of sufficient weight that
would dictate that the application should otherwise be refused. Officers have recommended
approval of the scheme, subject to conditions (including securing Section 106 obligations) in
accordance with the presumption in favour of sustainable development conferred upon Local
Planning Authorities by the National Planning Policy Framework (NPPF), further to Stage 2
referral to the GLA.

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications
Committee in accordance with (1)(ii) of the Committee’s terms of reference as it relates
to a Major Application for the provision of floorspace greater than 1,000 sqm.

1.

THE APPLICATION SITE

1.1

The application site is 0.97 hectares and is located along Belmore Street, off Wandsworth
Road. The Site is owned and managed by Southbank Colleges which is a part of the London
South Bank University (LSBU) family of educational institutions.

1.2

The site (and the college buildings) was vacated by Lambeth College in 2016, with in order to
prepare the site for redevelopment. The two college buildings (see Figures 1 and 2) that
occupy/occupied the site are respectively four and six storeys in height and are now in the
process of being demolished which was granted prior approval for demolition (consent) under
reference 16/03512/G31 (see section 4 of this report for further detail). At the time of writing,
demolition of the first building to the west of the site (closest to Brooklands Passage and New
Covent Garden Market (NCGM)) has progressed with the rear northern section mostly
removed. The second block which is on the east side of site and fronts onto Belmore Street
remains in situ.

Figure 1: Existing site layout and buildings (prior to demolition).

Figure 2: Aerial of application site and neighbouring buildings.
1.3

The site is comprised almost entirely of buildings and hard standing. There are however four
individual trees along the north boundary and two groups of trees on the west and southwest
boundary and a tree opposite the former main entrance into the college fronting onto Belmore
Street. None of these are protected by Tree Preservation Order. The site provided 22 parking
spaces (on site) for college staff. The site is located in Flood Risk Zone 3 as it is identified as
an area at risk from surface water flooding. It is within the Lambeth Air Quality Management
Area. The Site is within the south eastern corner of the Vauxhall Nine Elms Battersea
Opportunity Area (VNEB OA).

1.4

The site is not within a designated conservation area. The boundary of the Wandsworth Road
Conservation Area (CA59) is located approximately 70 metres from the site, whilst the
Larkhall (CA29) and Lansdowne Gardens (CA3) Conservation Areas are 115 metres and 320
metres (respectively) away. These are shown below (see Figure 3).

Figure 3: Nearby Conservation Areas.

1.5

There are no listed buildings located on site, but there are a number of listed buildings within
the local area (albeit over 100m from the site):









339, 341 & 343 Wandsworth Road (Grade II), 110m east;
141, 143 & 145 Lansdowne Way (Grade II), 110m east;
335 & 337 Wandsworth Road (Grade II), 150m east;
Montana Cottage (Grade II), 300m east;
5 Priory Grove (Grade II), 300m east;
Various buildings at Christ Church Vicarage and Lambeth Baptist Chapel (Grade II),
340m south;
Various buildings at Lansdowne Gardens, Viceroy Road, and St.
Barnabas Villas (Grade II), 400m east; and
Stockwell Bus Garage (Grade II*), 590m east.

1.6

There are no Historic Parks or Gardens, Registered Battlefields, or Scheduled Ancient
Monuments adjacent to or in the immediate vicinity of the site.

1.7

The surrounding area is prominently residential in character. Brooklands Passage is situated
on the west boundary of the site, and is walled off from NCGM and the site. This provides as
pedestrian link between the Patmore Estate, a community parklet and Crimsworth Road to
the north. Brooklands Passage has issues with regard to crime and public safety.

1.8

Thorparch Road is to the north of the site and this comprises two-storey terraced dwellings.
There is a mixed-use building (former Southbank University / Mount Anvil building, hereafter
referred to as ‘202/230 Wandsworth Road’) adjoining the east boundary of the site, which
includes over 200 residential apartments, a theatre, gymnasium, and a Tesco food store.

1.9

The PTAL of the site ranges between 4 ‘good’ at the front to 2 ‘poor’ at the rear. A number of
bus routes serve the site along Wandsworth Road, which is approximately 25m to the east;
these are the 77, 87, 196, P5, and N87 (night service). The nearest National Rail station is
Wandsworth Road, approximately 1km to the south west, which is served by Southeastern
and London Overground services. The site’s closest London Underground station is currently
Stockwell, approximately 800m to the east, providing Northern and Victoria line services. The
Northern line extension is however currently being constructed and Nine Elms Underground
Station (700m to the north) is due to be operational by 2021.

2.

PROPOSALS

2.1

The planning application is a ‘hybrid’ in which both full and outline detail elements are to be
considered. This approach has been proposed by the applicant in order to support a phased
redevelopment of the site.

2.2

In summary the hybrid planning application provides full design details for Block A and outline
details for Blocks B, C and D (see Figure 3 below). The outline element (see part 2 of
planning description) of the application provides information relating to the proposed access
and landscaping only with matters such as layout, scale and appearance reserved for future
consideration and approval by the council. However, the outline application elements are the
subject of Parameter Plans which provide information relating to footprints and building
envelopes; the quantity of accommodation; and a design code which indicates key design
principles to be followed in each instance. In addition to the Parameter Plans, a Design Code
has been prepared and together will guide the key design requirements for these future

element of the scheme. For avoidance of doubt, the proposed end uses in each ‘Block’
remain a matter to be agreed as part of this hybrid application.
2.3

Detailed Application: (Block A)

2.3.1

Block A, also known and/or referred to as the Nine Elms Science, Technology, Engineering,
Arts and Maths Centre (NESC), forms part of the detailed element of the hybrid planning
application submission and is the first of four new buildings that will be delivered onsite. In
addition to agreeing the building design (appearance, scale and layout) for Block A, further
aspects to be considered for full detailed approval includes the whole of the public realm
(New College Square and College Street) and parking. The application red line for the
detailed element is shown in Figure 4.

2.3.2

Block A is positioned at the centre of the proposed development site (see Figure 3 below) and
will be part 11, part 4 and part 2 storeys in height. In terms of floorspace (GIA), the new
facility will provide a total of 10,050 sqm of D1 floorspace and will accommodate around 124
(100 FTE) members of staff and 1,354 (834 FTE) students. It will include industry-led,
specialist training provision with a focus on construction, engineering and digital creative
media.

Figure 4: Proposed site layout plan.
2.3.3

Block A has been designed with a pleated façade as shown in Figure 5 below, with its primary
reception/entrance area orientated southeast to address arrivals from Belmore Street.

Figure 5: Block A (NESC) elevation fronting Belmore Street.

2.4

Outline Application: Blocks B, C and D

2.4.1

The outline elements of the hybrid planning application submission proposes up to 15,000
sqm of Education (D1) use and 4,750 sqm of floorspace for a Shared Workspace (B1) use
together with 272 student bedrooms, car parking, cycle parking and associated works. The
uses indicated are spread across Blocks B, C and D (see Figure 4) and as described in the
following paragraphs.

2.4.2

Block B will provide 7,940 sqm of D1 College and will be part 10, part 6 and part 2 storeys.
This facility will accommodate around 98 (92 FTE) members of staff and 1,055 (663 FTE)
students.

2.4.3

Block C is a 20 storey building with 7,010 sqm of D1 College floorspace to be provided over
the first 9 storeys. Block C will also accommodate up to 272 student bedrooms over the next
11 storeys of which 35% (95 units) will be secured as affordable student accommodation. The
student accommodation will include a mix of cluster flats and studio rooms, along with
common room facilities and a roof terrace on the top (20th floor).

2.4.4

Block D is a part 2, part 4 and part 7 storey building which will provide 4,570 sqm of shared
workspace facilities (B1).

2.4.5

The outline elements are further defined by a series of parameter plans which set the
amount/extent of development, including proposed uses, spaces, access routes and building
zones alongside allowable tolerances. These indicate maximum limits in respect of building
layout, site circulation, building heights and massing and points of access and servicing. The
parameter plans are secured by planning condition (Condition 6).

2.4.6

The parameter plans are to be read in conjunction with the Design Code document which is
contained within the Design and Access Statement (refer to Section 4.8). This establishes a
series of overarching design principles and sets out guidance to be followed in the future
design development of the outline elements described above.

2.5

Access, car and cycle parking and landscaping

2.5.1

The primary vehicular access to the site is proposed to be taken from Belmore Street in the
south-west corner of the site. The proposed access will lead onto a one-way access road
which will be used by service vehicles, blue badge parking holders, pedestrians and cyclists.
Bollards are also proposed to control access to vehicles arriving from Belmore Street.

2.5.2

The access road will extend northwards between Blocks A and C, bend to the east and
proceed along the northern boundary of Block D. The access will then connect to the existing
two-way service route between Blocks A and B, which is to be retained to allow access and
servicing to 202-230 Wandsworth Road, Tesco and Block B.

2.5.3

The overall approach to the development is car-free, with the exception of 37 blue badge car
parking spaces provided across all uses. With regard to cycle parking provision, the proposals
could provide 804 spaces in total although this quantum may be subject to further change
particularly in the case of the outline elements at Blocks B, C and D.

2.5.4

An important feature of the development is the creation of a new public realm (initially
described as ‘College Square’) which would bisect the site between the NESC (Block A) and
Block C to the west section of the site. The walkway would provide an attractive north to south
link between Crimsworth Road/Thorparch Road and Belmore Street. Details of the amount
and quality are discussed further in the design section of this report.

2.6

Phasing

2.6.1

The development is subject to indicative phasing plans which identifies how the applicant
envisages the redevelopment will practically be delivered onsite. There are four separate
phases identifying delivery of the proposals as follows: Block A – Phase 1; Block B – Phase 2;
Block C – Phase 3 and Block D- Phase 4.

2.7

Environmental Screening

2.7.1

A screening opinion was issued by the council in March 2019 confirming that the
environmental effects of the proposed development (albeit that scheme comprised private
market residential instead of student accommodation) would not be of a scale and nature that
would require a full Environmental Impact Assessment to be carried out. Given that student
accommodation has similar characteristics to a traditional residential use, the original
screening opinion advice remains applicable.

2.8

Amendments

2.8.1

The description of development for the application has been revised removing reference to
the use class category (“C2”) for student accommodation. As the accommodation is intended
to be provided as purpose built student accommodation for students of London South Bank
University and its wider affiliated institutions it would not fall within Class C2 of the Use
Classes Order (1987) (as amended). No further implications arise as a result of this
amendment.

3.

PLANNING PERFORMANCE AGREEMENT

3.1

This application is the subject of a Planning Performance Agreement (PPA), setting out an
agreement between the Agent/Applicant and the Council on how the pre-application and
application processes would be managed.

3.2

The current proposals have been the subject of extensive pre-application consultations which
commenced in October 2018 and continued until the formal planning submission in July 2019.
The consultation process has included at various stages councillors and officers from
development management planning, transport, highways, heritage and design teams at
Lambeth as well as the applicant and their consultant teams.

3.3

The application was also considered on 27th February 2019 by Strategic Panel where an
initial steer was given. The application was also presented at a Technical Briefing on 30th
September 2019 in order to provide more detailed information about the scheme in advance
of PAC.

4.

RELEVANT PLANNING HISTORY

4.1

A full history of the site, those on adjoining sites and other applications which are considered
to be of particular relevance to the development.
The Site
Application No.
19/00537/EIASCR

Proposals
Request for a Screening Opinion in respect
of an Environmental Impact Assessment in
relation to erection of mixed-use
development.
Demolition of existing college buildings and
the erection of a mixed use development of
six buildings ranging from 6 to 26 storeys in
height, to provide a new College facility
(Class D1), a hotel (Class C1) (up to 184
bedrooms) and residential (Class C3) (up to
232 units) with associated parking, servicing,
new public realm, hard and soft landscaping
and other associated works.

Decision
Granted

Date
08.04.2019

Withdrawn

29.03.2017

16/02300/EIASCP

Request for a Scoping Opinion in respect of
an Environmental Impact Assessment in
relation to planning application for a mixed
use development on land at Lambeth
College, Vauxhall Centre, Belmore Street
('the Nine Elms Skills Centre Development')

Granted

12.05.2016

16/03512/G31

Application for prior notification of proposed
demolition of the existing college buildings.

Granted

11.07.2016

16/05435/FUL

New Covent Garden Market, Nine Elms Lane SW8 (within LB Wandsworth)
2014/2810
Planning application for part outline and part
Granted
(LB Wandsworth
detail planning permission for: (a) demolition of
subject to
reference no.)
existing wholesale Fruit and Vegetable and
s106
Flower Market and ancillary buildings and
structures, and residential building on Nine Elms
Lane (apart from the existing multi storey car
park); (b) Construction of mixed-use
redevelopment comprising: a new Fruit and
Vegetable Market and Flower Market and
ancillary uses, including temporary and
permanent façade; refurbishment and extension
of existing waste collection area (including
rooftop sports pitches); residential dwellings;
flexible commercial uses, including retail,
financial and professional services,
café/restaurant, bar uses and hot food
takeaways and offices; non-residential
institutions; assembly and leisure uses;
temporary storage and distribution buildings and
associated works; associated car, cycle and
motorcycle parking and servicing and new
vehicle accesses, energy centres; and
landscaping public realm and open space
including part of the Linear Park. All matters
reserved apart from access, details of all new
markets and supporting buildings, and details of
Building N8 and associated landscaping); (c)
Site clearance and enabling works.
202/230 Wandsworth Road, SW8 2JL
09/00399/FUL
Variation to planning application ref
04/01386/FUL (Partial demolition, alterations
and extension in association with the use of the
building for commercial, community and
residential use (commercial and community
purposes to be determined - falling within use
classes A1 (shops), A3 (restaurants and cafes),
A4 (drinking establishments), B1 (business), D1
(community uses), D2 (leisure and theatre.
Creation of 223 residential flats (118 x 1 bed, 99
x 2 bed, 4 x 3 bed, 2 x 4 bed) including the
erection of a three storey building fronting
Thorparch Road comprising 5 self contained
flats, together with associated access, servicing,
car parking (131 spaces) and landscape works)
granted by the Secretary of State under appeal
(ref APP/N5660/V/05/1194601) on 12.10.2006.

Land Adjoining 132 Crimsworth Road
15/05579/FUL
Erection of a bespoke part two / part three
storey, two bedroom dwelling

11.02.2015

Granted

24/03/2009

Granted,
subject to
s106
Agreement

18.07.2016

Lambeth College Clapham Campus, 45 Clapham Common South Side, SW4 9BL
16/00775/FUL
Temporary erection of 3 no. teaching blocks
Granted
16.05.2016
between 1st June 2016 and 31st January
2019.

5.

CONSULTATIONS

5.1

Statutory External Consultees

5.1.1

The following section of the report presents the responses received from statutory consultees.
Any issues raised are addressed within the planning assessment section of the report.

5.1.2

Greater London Authority (GLA) Stage 1 Report (Received 7th October 2019)
The application is supported broadly in strategic planning terms although the application does
not yet fully comply with the London Plan and draft London Plan and requests that the
following points are addressed:



The energy strategy and flood risk assessment are not compliant with the London
Plan or draft London Plan. Additional analysis, verification information and mitigation
measures must be provided.



Concerns raised about safety of pedestrians using the route to the rear of the site
should be addressed and a compliant level of cycle parking should be provided from
the outset.

The GLA also recommends the following conditions and/or obligations are secured in the
event that a planning permission is to be given:


secure 35% of student accommodation in Block C and nominations for the student
accommodation to a higher education provider;



compliance with the Mayors affordability criteria and provision of affordable
workspace;



contributions secured towards additional bus service capacity (£255,000 or £75,000
pa for 3 years); and



Travel Plan, Construction Logistics Plan and a Delivery and Servicing Plan.

5.1.3

National Air Traffic Services (NATS) comments received 01.08.19 – The proposed
development has been examined from a technical safeguarding aspect and does not conflict
with our safeguarding criteria. Accordingly, NATS (En Route) Public Limited Company
("NERL") has no safeguarding objection to the proposal.

5.1.4

London Underground comments received 12.08.19 – No comment to make on this planning
application.

5.1.5

Greater London Archaeological Advisory Service (GLASS) comments received 02.08.19 – No
objection, it is noted that an archaeological assessment report has been submitted within an
Environmental Impact Assessment as part of the application and having considered the
submitted document I am happy to recommend its approval subject to conditions.

5.1.6

Historic England comments received 06.08.19 – No objection raised, this application should
be determined in accordance with national and local policy guidance, and on the basis of your
specialist conservation advice.

5.1.7

Natural England comments received 08.08.19 – No comment to offer although refers officers
to Standing Advice via its website in respect to assessing impacts on protected species and
trees/woodland.

5.1.8

Environment Agency comments received 13.08.19 - No objection to the planning application
as submitted, subject to the conditions (in relation to securing finished floor levels, ground
contamination, piling methods, and drainage) being imposed on any planning permission
granted. Without these conditions, the proposed development on this site poses an
unacceptable risk to the environment and we would wish to object to the planning application.

5.1.9

Design Officer (Metropolitan Police) comments received 02.08.19 – no objections subject to
pre-commencement and pre-occupation conditions to secure end to end compliance with
Secure By Design and relevant certification.

5.1.10 Thames Water comments received 14.08.19 – No objections subject to conditions being
imposed to secure details of water network upgrades and informatives to protect underground
water assets in proximity of the site.
5.1.11 London Borough of Westminster comments received 15.08.19 – No comments to make.

5.2

Internal Consultees

5.2.1

The following section of the report presents the responses received from colleagues across
the Council. The details of the comments are presented within the planning assessment
section.

5.2.2

Design and Conservation comments received 04.11.19 – No objection raised. Wholly
supportive of the design approach in terms of site layout, bulk, scale and mass of both full and
outline elements. Recommends an informative included on any positive decision to secure the
Design Code.

5.2.3

Parks and Open Spaces comments received 07.09.19 – No objection, confirming that the
ecological appraisal has satisfied that the risk to any existing protected habitats and species
is low to negligible. Recommends inclusion of a planning condition that would support
additional ecological enhancements.

5.2.4

Regulatory Support Services (Environmental Health) comments received 13.09.19 – No
objection on matters relating to noise, ground conditions/contamination, wind and micro
climate. The scheme can therefore be supported subject to conditions as recommended. The
comments received have been incorporated in the assessment below.

5.2.5

Transport comments received 03.09.19 – No objection in principle subject to planning
conditions to secure car park management plan, cycle parking details (including student pool
bikes), access closure and construction details, travel plan, a DSP and CEMP. Planning
obligations have also been requested to secure permit free agreements, cycle docking station
contribution (subject to TFL view), public transport contribution (subject to TFL view) and local
public realm improvements (e.g., walking/cycling).

5.2.6

Travel Plan Coordinator comments received 06.09.19 – No objections although recommends
updates to Travel Plan Framework and asks that it is secured by planning with relevant
monitoring fees.

5.2.7

Highways comments received 05.11.19 – No objections subject to all highway works being
secured under S.278.

5.2.8

Bioregional comments received 30.09.19 – Overall are supportive of the energy strategy
being proposed for outline and detailed elements although further clarification on a number of
matters is required before full support can be given including information on overheating
assessment; review and demonstrate that the development can achieve the revised New
London Plan target (Be Lean stage) target of 15% reduction in carbon emissions and how it
would achieve BREEAM ‘Excellent’.

5.2.9

Lead Local Flood Officer comments received 15.08.19 – No objections raised to the
development subject to conditions being included to secure a SuDS strategy and (lifetime)
management/maintenance plan for the development.

5.2.10 Air Quality comments received 07.08.19 – No objections raised subject to conditions being
included to secure details of measures that will mitigate impacts of construction on air quality.
5.2.11 Employment and Skills comments received 07.11.19- No objections subject to securing
financial contributions towards supporting workplace training initiatives and an Employment
and Skills Plan that will outline commitments which support construction and end use stage
jobs.

5.2.12 Waste Services (Veolia) comments received 14.08.19 – No objections to full or outline details
although await further waste arrangement details for Blocks B, C and D in due course.
5.3

Other Consultees

5.3.1

Crimsworth Thorparch Residents Association (CTRA) – Objection received 29.08.19.
A letter was received from the CTRA in respect of the application proposals. The concerns
they have raised are summarised below with officer responses provided where appropriate:
 Support the responsible provision of educational facilities and welcome constructive
dialogue with the applicant on how to achieve this;
Officer Comment – Not required.
 Block C - There is no specific policy support/context for tall buildings in the location
proposed;
Officer Comment: The application site falls within the southern corner of the Vauxhall, Nine
Elms and Battersea (VNEB) Opportunity Area where opportunities to achieve optimal
levels will be supported in order to deliver regeneration benefits for the community. Policy
Q26 of the Lambeth Local Plan is the key parameter within which the appropriateness of
tall building will be determined borough-wide. In summary, the proposals are not located
within an area identified as inappropriate for tall buildings; no adverse impact on the
significance of strategic or local views or heritage assets will be caused by the proposals
as has been confirmed to be the case by the council’s design and heritage officer; Block A
and the new landscaped public realm spaces are of a very high standard and the Design
Code will ensure that a similar standard can be achieved for future phases of
development; they positively enhance the location by providing a distinctive and legible
landmark group of buildings; and they are designed in cognisance of the environmental
impacts that can be caused by tall buildings, e.g., wind turbulence, noise, reflected glare,
sunlight and daylight. Accordingly it is concluded that there is adequate support and
justification for taller buildings on this site.
 Block C - Only proposal in local area to involve construction of a tall building and therefore
incongruous and conspicuous with surrounding townscape;
Officer Comment: Officers acknowledge that generally taller buildings have been located
to the north of the VNEB OA. However, as indicated in the response above, the site is not
identified as an area inappropriate for taller buildings per se unless demonstrable harm
can be identified. Officers consider that significant harm would not be caused by taller
buildings in this location.
 Block C - Criteria in Policy Q26 (iii) and (iv) is not met as currently in outline detail only and
therefore community cannot judge whether design excellence will be achieved;
Officer comment: See response to first bullet point.
 Block C – has no relevance to the street environment and will only serve to disrupt any
concept of urban flow and community cohesion;

Officer Comment: The Design Code has specified that all lower elements of each building
is expected to accommodate active frontages. Combined with the provision of new public
realm spaces and soft planting/tree planting, this will create a welcoming environment.
 Townscape and Visual Appraisal conclusions are factually incorrect;
Officer Comment: The council’s design and heritage officer has reviewed the TVA and
does not object to its conclusions.
 Larkhall Park and Landsdowne Way views demonstrate that Block C is not in keeping nor
characteristic of the setting/location;
Officer Comment: With regard to views form Larkhall Park, the assessment has confirmed
that the proposals would not appear incongruous and would aid visual interest and
legibility within the respective locations. The council’s design and heritage officer does not
object to this position.
 Block C – transient overshadowing shows that there are clear and measurable
overshadowing impacts. In the December plot, the entirety of Crimsworth and c.80% of
Goldsboro Road is cast into shadow during the day. In March plot, the southern section of
Crimsworth Road, Goldsboro Road and Thorparch Road is cast into shadow for most of
the day.
Officer Comment: Please refer to paragraphs 10.5.52 to 10.5.59 of the report.

5.4

Adjoining owners/occupiers

5.4.1

A site notice was displayed from 02.08.19 and the application was also advertised in the local
paper on 02.08.19. The formal consultation period ended on 11.09.19.

5.4.2

One hundred and eighteen representations received during the consultation period. One were
in support, one hundred and sixteen were in objection. A summary of the concerns raised is
set out below:

Summary of objections
Land Use

Officer Response

Significant level of non-permanent residents
raises the risk of changing the character of the
local area.
The scheme will impact upon values of homes
in area.

The site has been used for education purposes
for some time and the introduction of student
accommodation onsite would be compatible.
This matter is not a planning consideration.

Design
Excessive height of Block C (Student
Accommodation).It will stick out like a sore
thumb and dominate all the lower buildings in
the surrounding area.
Student Accommodation should have external
amenity space provided.

Proposals does not take into account local
distinctiveness of Victorian Streets to the north.
Proposed buildings are not appropriate as they
are located outside the Vauxhall Tall Building
Cluster. Therefore incongruous with the
surrounding townscape.
External modern appearance out of keeping
with properties in the area.

Heritage Assessment fails to take account of
historical value of properties in Crimsworth,
Thorparch and Goldboro.
Daylight/Sunlight and Overshadowing

The site is located in the VNEB OA which
advocates new development at increased
densities and height. Townscape Views
Assessment demonstrates that strategic and
local views will not be harmed.
It is envisaged in the indicative information
provided with the application that the student
accommodation use would incorporate its own
communal amenity space (external and
internal). The precise form, quality and location
of amenity space in Block C will need to be
determined at the reserved matter application
stage.
The area is composed of a diverse mix of land
uses and buildings of various styles and
periods.
The site is located in the VNEB OA which
supports greater intensification and height. The
detailed design for Block A is distinctive and
will add positively to existing townscape.
The site is not within a designated conservation
area. The site is located within a diverse
townscape comprising a range of land uses
and building types.
The Heritage Statement provides commentary
on the historic development of the area on
pages 8 and 9.

Height and bulk of buildings will result in
significant impact on daylight to the north of the
development (in Thorparch, Cowthorpe,
Goldsborough and Crimsworth Roads).

Please refer to paragraph 10.5.39 to10.5.59.

The buildings would overshadow the roof
terraces of the properties in Thorparch,
Cowthorpe, Goldsborough and Crimsworth
streets which were specifically created to afford
all dwellers access to outside space, light and
sunshine.

Please refer to paragraphs 10.5.39 to 10.5.59.

Significant loss of light on community parklet as
a result of Block C.

Significant loss of daylight to occupiers of 3
Cornell Square (202-230 Wandsworth Road).
Plans do not have ground floor activities that
provide a positive relationship with the
surrounding streets.
Conservation area along Landsdowne Way will
be affected by views of the tower (Block C). The
open views from the park will also be adversely
affected to the west.
Amenity - Privacy / Overlooking / Enclosure
The towers will bring unacceptable level of
overlooking and will bring significant enclosure
to the area.
Excessive height of blocks may cause a wind
tunnel effect on streets and roof terraces in
Thorparch Road.
Lack of information relating to Block D in
respect of window arrangements and potential
for overlooking and loss of privacy to residents
at Cornell Square.
Noise
Large number of student residences will
generate noise in the area. What
supervision/control will be provided to control
this type of noise disturbance?
Transport
Entrance and exit for lorries is not well thought
out in respect of traffic routes of existing tenants
in Cornell Square
Uses will cause increased congestion on local
and surrounding roads.
Increase in pedestrian/cycle traffic is
incompatible with the designation of
Crimsworth, Goldsboro and Thorparch Roads
as ‘Play Streets’.

The applicant’s daylight, sunlight and
overshadowing assessment has demonstrated
that on 21st March (spring equinox) and 21st
June (summer equinox) more than 50% of the
park area would receive a minimum of 2 hours
sunlight and therefore achieves the BRE target
criteria recommendation.
Please refer to paragraphs 10.5.31 to 10.5.38.
Please refer to paragraphs 8.35 to 8.37.

Please refer to paragraphs 8.25 to 8.28.

Please refer to paragraph 10.6 onwards.

Please refer to paragraphs 9.17 to 9.21

The detailed design for Block D will be provided
under a future reserved matters application.

The student accommodation use would be
largely self-contained within Block C and will be
managed by the college.

Please refer to paragraphs 11.4 to 11.9.

Please refer to paragraphs 11.10 to 11.16.
‘Play Streets’ is designed to enable temporary
closure of roads in the borough to facilitate safe
and healthy playing environments for children.
The proposed development is car-free and
does not seek to enable access for vehicles
from and/or onto Crimsworth, Thorparch or
Goldsboro Roads.

Application fails to address improvements to
Brooklands Passage and access to Mount Anvil
development.

Cycle parking estimate is inadequate and will
result in many bikes being parked in
Crimsworth, Thorparch and Goldsboro Roads.
The 2m Cycle Dismount area proposed is
impractical and goes against national cycling
provisions recommendations for contiguous
routes.

More cycle docking stations should be provided
based on the population growth for the site.
Having a through way from Thorparch,
Goldsboro or Crimsworth Road will not only
increase traffic but also the amount of students
that will hang round the streets.

Potential improvements to Brooklands Passage
is being discussed with the applicant. Access to
Mount Anvil site is maintained by the proposals
with associated improvements made to
Belmore Street.
The quantum of cycle parking proposed is
compliant with both Lambeth and London Plan
requirements. Please refer to paragraphs 11.20
to 11.26.
The design of the scheme has accommodated
provisions for cyclists to travel in both
directions without the need to dismount. A
planning condition (see Condition 10) secures
the need for further design detail for all hard
landscaping aspects to ensure the proposed
use of the public realm is consistent with the
needs for cyclists.
The need for additional cycle docking stations
has not been requested by TfL.
The Council are supportive of the provision of a
new public walkway connecting Belmore Street
with the residential street to the north as this
improvements permeability in the area.

Other matters
Demolition of existing college buildings is
causing excessive dust, vibration and cracking.
Adequate protection to surrounding buildings
has not been provided.

It is not clear whether trees proposed to mitigate
wind effects of development will be provided.

The demolition of the existing college buildings
are covered by a method statement approved
under application reference 16/03512/G31. A
new construction method statement is to be
secured as part of any planning permission that
may given by the council.
Please refer to paragraphs 9.17 to 9.21

NOTICE OF ‘SUPPORT’ COMMENTS SUMMARISED AS FOLLOWS:







Consistent with Nine Elms development policies;
Essential for viability of the Nine Elms STEAM centres which provides vital educational
and employment opportunities for local community;
Height of Building C is acceptable as sited away from period buildings and faces
NCGM site and lower still than buildings at Vauxhall point;
This is central London not suburbia at tall buildings are part and parcel of being in Nine
Elms;
Lambeth College is an important part of local fabric; and
Urge planning committee to look beyond typical objections relating to building height
given the location of the development.

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), the Lambeth Local Plan (September 2015)
and the South Bank and Waterloo neighbourhood development plan (‘the SoWNDP’)
(October 2019).

6.2

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.

6.3

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

6.4

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.

6.5

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

7.

ASSESSMENT

7.1

Land Use Principles

7.1

The development proposed is on the existing Lambeth College Vauxhall Campus which is
within the Vauxhall Nine Elms Battersea Opportunity Area (VNEB OA). The Planning
Framework for the area (VNEB OAPF) was published in 2012 and promotes the ‘optimum
level of development for the area’. The following key principles for development on the site,
includes;
 Recognising the scale of the development opportunity in central London;
 Overcoming historic and strategic barriers to the delivery of regeneration in the OA;
 Setting out a co-ordinated spatial plan for the area which addresses the delivery of new
infrastructure and how it will be paid for;
 To realise the optimum development potential of the area with 16,000 new homes and
20,000 – 25,000 new jobs;
 To deliver new open space, and a high quality public realm;
 To create a sustainable place with new social infrastructure, a district heat network, utilities
infrastructure and strategic flood mitigation measures.

7.2

The site has always been owned and occupied by Lambeth College and since 2015 has been
considered for comprehensive redevelopment as part of its wider estates strategy. This
approach remains a key aim for South Bank Colleges (SBC), the new owners of Lambeth
College, for both this site and its wider estate portfolio at Brixton and Clapham.

7.3

The report below considers the main land use issues associated with the proposed
development.
Education (Use Class D1)

7.4

The site has an established Class D1 educational use, occupied by Lambeth College’s
Vauxhall Campus. The campus had an internal floorspace of 15,238sqm which was divided
over two teaching blocks. London Plan Policy 3.18 supports development which enhances
education and skills provision, including new build, expansion of existing educational
purposes and resists the new loss of educational facilities unless robustly justified. The policy
also encourages co-location/shared uses of services between colleges and other providers to
maximise land, reduce costs and develop the college’s teaching and training offer. Draft New
London Plan Policy S3 has similar aims and objectives.

7.5

LLP Policies S1 (Safeguarding existing community premises) and S2 (New or improved
community premises) apply to proposals affecting social infrastructure and community
premises within Borough.

7.6

In this instance, the proposed scheme would when considering the total floorspace to be
provided in both full and outline elements at Blocks A, B and C, result in an overall net
increase in education (D1) floorspace provision on the site from 15,238 sqm to 25,000 sqm
(+9,762 sqm).

7.7

The purpose of providing increased floorspace at the Vauxhall Campus is connected to its
strategic review of its other campuses at Clapham and Brixton. The College has indicated that

it will be seeking to review its strategy for its Clapham campus which will inform the education
capacity to be
retained there and the potential to relocate into Blocks B and C. Notwithstanding, officers
have been advised that SBC will ensure that any reorganisation of education provision across
its sites would not result in a net loss of education provision in the Borough. Any development
on the College’s other sites would be subject to planning permission.
7.8

Overall, the increase in education (D1) use onsite would comply with the general aims and
objectives of the abovementioned adopted and emerging London Plan Policies including
Lambeth Local Plan Policies S1 and S2.
Student Accommodation

7.9

With regard to the provision of student accommodation in part of Block C (outline element) the
provisions with Policy H7 of the LLP including Policy 3.8 of the London Plan and Draft Policy
H17 of New London Plan are key material considerations. Policy H7 requires that student
housing:
i.
ii.
iii.

iv.
v.
vi.

vii.
viii.

should not compromise capacity to meet for conventional dwellings, especially
affordable family homes;
should be part of a mixed-use scheme;
should be supported by evidence of a linkage with one or more Higher Education
Institute (HEI) in Lambeth, or within reasonable distance of Lambeth, funded by the
Higher Education Funding Council (HEFC). This evidence must include confirmation
that the proposed rental levels for the student accommodation are supported by the
linked HEI(s) and that a nominations agreement is in place for the lifetime of the
scheme;
would not lead to an over-concentration of similar uses;
should be located in an area with good public transport access and easy access to
local shops, work places, services and community facilities;
provides a range of accommodation types, including cluster flats with shared kitchen
and bathroom facilities unless justification is provided as to why this would not be
appropriate;
is well-designed, providing appropriate space standards and facilities and is
sustainable by virtue of being adaptable to alternative residential use;
provides high-quality cycle parking facilities in accordance with policies T3 and Q13.
In addition, the policy requires that student accommodation will be secured by
planning obligation or condition; and
Should include the maximum level of accommodation secured as affordable student
accommodation as defined through the London Plan and associated guidance, e.g.,
to follow the Fast Track Route, at least 35% of the accommodation must be secured
as affordable student accommodation.

7.10

This site is not identified at present in the Local Plan housing trajectory and does not have an
extant consent or site allocation for Use Class C3 residential use. The applicant has
committed to ensuring that 35% of the accommodation will be affordable student
accommodation and managed by LSBU as an HEI. Subject to other aspects of the planning
application being acceptable, officers recommend that the following matters are secured in a
S106 Agreement:

 the tenancy is restricted to students studying at Lambeth College (or its affiliate
institutions);
 affordable rent levels in which the initial annual rental cost does not exceed the level set
out in the Mayor’s Annual Monitoring Report for the relevant year and/or index linked
thereafter to the Consumer Price Index); and
 appropriate management arrangements are defined.
7.11

In terms of part (iv) of Policy H7, the proposal will not result in an overconcentration of similar
uses as the site is located away from the concentration of existing pipeline of student
accommodation in Vauxhall and is in an area with good accessibility to public transport, shops
and services.

7.12

Overall, the provision of student accommodation in Block C, of which 35% would be secured
at affordable rents (to be defined as noted in the above paragraph), complies with the both
London Plan and Lambeth Local Plan policies and is therefore supported by officers.
Shared Workspace (Use Class B1)

7.13

The proposals would provide a net increase of 4,750 sqm of B1 use floorspace which will be
accommodated in Building D (outline element). The College has advised that it envisages
that this space will be operated as part of its wider LSBU ‘learning family’ with the key aim of
supporting start-up businesses in the digital and creative industries. Policy ED3 states
proposals for offices greater than 1,000m2 will be supported in the Central Activities Zone,
Vauxhall and Waterloo London Plan Opportunity Areas and Brixton and Streatham major
town centres. Elsewhere, large office development will be supported only where the scale of
the proposal is appropriate to its location and the PTAL level is 4 or above. Accordingly, the
provision of large offices in this location is supported by officers.

7.14

The Draft New London Plan Policy E3 indicates that in defined circumstances consideration
needs to be given to the need for affordable workspace where B1 floorpsace is proposed.
The defined circumstances include:





7.15

where there is an existing affordable workspace onsite or there has been at any one
time since 1 December 2017;
in areas identified where cost pressures could lead to the loss of affordable or low cost
workspace for micro, small and medium sized enterprises;
in locations where provision would be necessary or desirable to sustain a mix of
business or cultural uses which contribute to the character of the area; and
boroughs local evidence of need and viability indicate areas of need for certain kinds
of affordable workspace.

The requirement to provide onsite affordable workspace in Block D is justified in accordance
with Draft New London Plan Policy E3. The applicant has agreed in principle to making
onsite provision for affordable workspace within Block D. The precise package will need to
be negotiated and secured via a Section 106 should planning permission be granted.

8.

Design and Conservation

8.1

Layout, scale and massing

8.2

As introduced in Section 1 of this report, there are different contexts to the application site that
inform the development. To the north of the site are 2-storey traditional terraced streets and to
the south are 5-storey housing blocks from the 1960s. On the east boundary, alongside Block
A (NESC) and behind Block B, is 212 Wandsworth Road which is a contemporary building
ranging in height between 6 and 11-storeys. The area of land on the west boundary is setting
of NCGM, which comprises open space for vehicle movements with the low-rise large
footprint buildings sited over 100m to the west.

8.3

Council Officers are supportive of the approach towards masterplanning and the significant
improvement which this offers on the current situation, which is a low scale mass of
dilapidated buildings that cover the site. The layout and/or arrangement of the new buildings
is logical and practical with the principal college entrances focussed to the southern end of
the site. The placement of Block A in the centre of the site would provide an essential central
focal point for the rest of the development. The arrangement of the college/student
accommodation building (Block C) and the shared workspace building (Block D) along a new
north to south aligned route would create a much safer and attractive alternative to
Brooklands Passage on the western edge perimeter of the site. The design approach
intended for the base/lower elements of each Block, demonstrated in the detailed design for
Block A (see illustrative plan and CGI in Figures 6 and 7 below), would include double height
glazed areas which will further activate the frontages along the new north-south route. This is
welcomed and will contribute positively towards enhancing north-south permeability and
(importantly) create a new public realm/space within the scheme.

8.4

The pedestrian spaces at ground level are generous, the route through is direct and the
desire lines clear. In total, the proposal will provide over 2000 sqm of new public realm for use
by students and the general public. To ensure that permanent access and use of all new
public spaces is maintained for the lifetime of the development, officers recommend this
matter is secured as a planning obligation under Section 106 (see section 14). Officers
welcome the position of the proposed area of soft landscaping adjacent to the existing parklet
at the south end of Thorparch Road – both spaces will benefit from this relationship. The
ground level landscaping scheme appears practical and robust and the provision of soft
landscaped spaces (within raised planters) including areas for seating is equally welcomed.

Figures 6 & 7: Proposed north-south route and new public realm.

8.5

The approach to the massing and heights of the individual blocks (and as a group of
buildings) has been guided by a range of key factors including:
 the desire to improve permeability from the north to south;
 provide a south facing new public realm (College Square);
 the individual relationship between blocks and their immediate neighbouring context; and
 its strategic planning location/designation.

8.6

The proposed mass and height of Blocks A and B is similar to the neighbouring building at
212 Wandsworth Road which sits respectively to the east and north. Blocks A and D are set
back from 212 Wandsworth Road to ensure daylight and overlooking are maintained. Block B
is also stepped back from the rear of 212 Wandsworth Road to enhance the level of
separation between these buildings. As such there is a gradual progression in height along
Belmore Street elevations from east to west. Block C reduces in height to the south (13
storeys) to address the proximity of the Patmore Estate and Belmore Street. Block D is
considered to provide a bridging element from the properties on Thorparch Road and also
acts as a visual buffer to the taller mass of Block C. The variation in massing and heights as a
group of buildings and its relationship to its immediate surrounding is shown in Figure 8
below.

Figure 8: Articulation of massing and height.
8.7

Overall, the stepped and modelled arrangement of bulk, height and massing across the whole
site and how it relates to its immediate context is considered logical. The site is located within
the VNEB OA and therefore in principle would be suitable for increased densification and
height. However, officers also acknowledge that the proposed increased building heights
would represent a significant change compared with the previous college buildings and
accordingly the impacts on heritage, townscape and visual amenities will need to be carefully
considered before support to the current approach can be given.

8.8

Tall Buildings and views

8.9

A Townscape and Visual Impact Assessment (TVIA) has been submitted, and provides an
evaluation of the impact of the proposal in terms of its height and form on strategic views and
the surrounding context. It should be noted that the site does not sit within any designated
strategic viewing corridors (London Panoramas, Linear Views or Townscape Views).

8.10

The site is located within the VNEB OA where buildings up to 70 metres can be supported but
must not interfere with the protected silhouette of the Palace of Westminster, as set out in the
London View Management Framework (LVMF). The tallest element of the scheme is Block C
and would measure a maximum height of 70 metres when completed and does not affect nor
interfere with the protected silhouette of the Palace of Westminster. The submission
demonstrates that the proposed taller buildings would be entirely screened by the existing
development in Nine Elms and Vauxhall.

8.11

In terms of the LLP, Policy Q26 relates to developments which incorporate tall buildings.
Policy Q26 adopts an ‘impact led’ approach towards the provision of tall buildings. The
permissive approach to this policy was based on a recognition that the northern half of
Lambeth is characterised by tall buildings from the 1950s to 1970s. These are sometimes
individual buildings and sometimes in pairs of clusters and are an established part of
Lambeth’s built form. The majority of these buildings were built by Lambeth Council and the
Greater London County Council. Policy Q26 is therefore considered to be supportive of tall
building development where it is not harmful and in this instance officers do not consider the
height of these buildings would cause adverse harm.

8.12

Residents of adjoining roads to the north of the site (Crimsworth, Thorparch and Goldsboro
Roads) have raised specifically concerns relating to the height and massing of Block C and
the impact which this would have on the character of the two storey terrace properties. The
following images below illustrate the views although these are strictly rudimentary in their
nature and should only be used as an indicator of bulk and mass. The submitted Design and
Access Statement should also be read in conjunction to enable a better understanding of the
design intent and likely visual impact.

Figures 9 and 10: TVIA images of the development from Crimsworth Road (top) and
Goldsboro Road (bottom).

8.13

Officers acknowledge that the most striking impacts are those down Crimsworth Road where
the tallest element (Block C) will be viewed end on as a slender form terminating the vista
down the road. The effect of the mass will again be a striking change but the elegant form and
terminating role it plays in townscape terms are positive attributes. Accordingly, Block C is not
considered to cause significant harm to views. It should also be noted that the CTRA is not a
designated conservation area.

Figure 11: TVIA image of the development from Thorparch Road.
8.14

Block D would have a much more modest mass and height when viewed against 202/230
Wandsworth Road and the 2 storey properties on Thorparch Road which are sited opposite.
In this instance, it is considered that no harm to this view is caused.

8.15

There are locations where the tallest elements, especially Block C, will be clearly visible
above and behind the existing frontage development on Wandsworth Road. That frontage
development is large and modern in character and the addition of more modern buildings in
this context is not considered to detract significantly from it.

8.16

Overall, officers recognise that tall buildings if not handled sensitively can be visually
distracting and discordant. In this instance officers are comfortable that the Design Code (set
out in the submitted DAS) together with a materials palette will ensure that adverse impact
does not result.

8.17

Impact on heritage assets: Conservation Areas & Listed Buildings

8.18

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

8.19

Turning to consider the application of the legislative and policy requirements referred to
above, the first step is for the decision-maker to consider each of the designated heritage
assets (referred to hereafter simply as “heritage assets”) which would be affected by the

proposed development in turn and assess whether the proposed development would result in
any harm to the heritage asset.
8.20

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

8.21

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

8.22

There is therefore a “strong presumption” against granting planning permission for
development which would harm a heritage asset. In the Forge Field case the High Court
explained that the presumption is a statutory one. It is not irrebuttable. It can be outweighed
by material considerations powerful enough to do so. But a local planning authority can only
properly strike the balance between harm to a heritage asset on the one hand and planning
benefits on the other if it is conscious of the statutory presumption in favour of preservation
and if it demonstrably applies that presumption to the proposal it is considering.

8.23

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

8.24

Where more than one heritage asset would be harmed by the proposed development, the
decision-maker 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.

8.25

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

8.26

The application site is not located within a designated conservation area, however there are
three conservation areas within a 1km radius of the site:
- Wandsworth Road Conservation Area (CA59) - 70 metres away;
- Larkhall Conservation Area (CA29) - 115 metres away;
- Lansdowne Gardens Conservation Area (CA3) - 320 metres away.

8.27

There are also a number of listed buildings in the 1km radius and these detailed above in
paragraph 1.5 of the report.

8.28

With regard to the aforementioned Conservation Areas (Larkhall and Wandsworth Road and
Landsdowne Gardens), it is acknowledged that the effects in each particular case would vary
depending on the unique characteristics/composition of that location including the frequency,
type and extent of (any) impacts. The submitted Heritage Statement considers these points in
more detail.

8.29

In terms of the overall effects of the development propsals, it is accepted that the replacement
of the existing poor buildings would enhance the immediate character and appearance of the
site and the surrounding location. It is also accepted that (in most instances) the introduction
of taller buildings does not necessarily detract or cause the viewer to appreciate the individual
locations less but rather it would add to their respective character and interest by virtue of the
design quality and distinctiveness being proposed. Overall, it is considered that the effects of
the proposals on each conservation area would result in no harm caused. The council’s
design and heritage officer has also agreed with this view.

Figure 12: View facing the development along Lansdowne Road (image taken within
Lansdowne Conservation Area).

Figure 13: View facing the development within Larkhall Park.

8.30

In addition to the assessment of harm to the aforementioned conservation areas, the
assessment also considers the effects of the proposals on the following listed and locally
listed heritage assets:








8.31

Springfield Mehtodist Church (Locally Listed Building)
Surprise Public House, No.16 Southville (Locally Listed Building)
South Bank Club, Nos. 124-130 Wandsworth Road (Locally Listed Building)
Nos. 335 and 337 Wandsworth Road (Grade II Listed Building)
Nos. 141, 143 and 145 Landsdowne Way (Grade II Listed Building)
Nos. 339, 341 and 343 Wandsworth Road (Grade II Listed Building)
(Group) Christ Church, Union Grove et al. (Grade II Listed Buildings)

In the case of the effects on locally listed buildings at Springfield Methodist Church and
Surprise Pubic House, the Heritage Assessment indicates that both setting would be
enhanced and significance preserved. The improvements to the street frontage along
Belmore Street and the cohesiveness of design secured through a Design Code each
contribute to securing positive change in the area. With regard to the Southbank Club, the
assessment indicates that the proposed development is unlikely to be visible from the
frontage and therefore its setting and significance would be preserved. Overall, it is
considered that no harm would be caused to locally listed heritage assets. The council’s
design and heritage officer agrees with this view.

8.32

With regard to assessment of effects on the nearest listed buildings to the site noted in the
bullet list above, the Heritage Assessment indicates that both settings would be enhanced
and the significance of each asset preserved whilst the special interest of the respective
buildings also preserved. In terms of Nos. 141, 143 and 145 Landsdowne Way and the cluster
at Courland Grove/Union Grove, the assessment indicates that both setting, significance and
the special interest of the listed buildings would be preserved. The removal of the existing
college buildings together with the carefully considered design of the proposed development
(in terms of materials, façade design, introduction of active frontages etc) will deliver positive
changes for the area. Overall, it is considered that the effects of the proposals on these listed
buildings would result in no harm caused. The council’s design and heritage officer also
agrees with this view.

8.33

In summary, the proposed development would preserve and enhance the setting and
significance of designated and non-designated heritage assets and therefore no harm is
considered to arise. Accordingly, the proposals complies with the requirements of Policy Q20,
Q22 and Q23 of the Lambeth Local Plan, London Plan Policy 7.8 and the Draft New London
Plan Policy HC1.

8.34

Should Members come to an alternative opinion to officers regarding the harm caused to
heritage assets, the planning benefits identified in section 15 of the report should be referred
to in tandem with any further considerations.

8.35

Materials and Appearance

8.36

The applicants Design Code (see Section 4.8 of the submitted Design and Access Statement)
is a key document which provides an overarching framework that will guide the future design
development of the outline components of the Hybrid Planning Application in order that an
appropriate character and quality can be achieved throughout the masterplan area. The
detailed part of this Hybrid Application for Block A (NESC) is particularly helpful to officers in
that it brings together the philosophy of the Design Code in a more tangible/appreciable way.
The specific design detail of Block A is therefore considered separately in this section.

8.37

The Design Code advocates that the three main buildings in the masterplan (Blocks A, B and
C) are developed as a family of blocks which share common characteristics, namely: clear
articulation of the base and middle elements with the taller building (Block C) provided with a
top element (see Figure 14);





active frontages with two story base element in each building;
upper storeys where middle and upper elements are articulated as wrapped volumes
in contrast to the open nature of the base (see Figure 15);
top of each building finished with a flat roof with continuous parapet; and
each building to include a ‘special corner’ to create a strong visual relationship with
Wandsworth Road.

Figure 14: Family of three buildings share a common definition of base, middle and
top.

Figure 15: Active double height base and precedent image showing articulated
wrapping of upper sections

8.36

The Design Code also seeks to promote variation in the appearance within the group of three
buildings to ensure that the masterplan delivers a strong identity in and of itself and within the
surrounding townscape. The extent of variation will need to be tested at the design
development stage for Blocks, B, C and D and should also take into account the detailed
proposals for Block A. The Design Code provides precedents which the demonstrate the
degrees of variation that could be achieved in high density building groups form subtle
changes in facing material and window surround to bolder variation in colour and further
expression of change in material, fenestration and orientation. The orientation of each block
relative to Belmore Street is also key factor to explore in articulating the individual buildings
further.

8.37

Façade and base articulation is a key principle advocated in the Design Code. In terms of
façade design, it advises that each building should be developed with an emphasis on
flexibility and future adaptability of each building. Examples of a flexible design to facades are
illustrated below (Figure 16). In terms of base articulation the aim of the Design Code is to
ensure that each building includes a well-defined two storey base within which active
frontages can be provided. These are important spaces which would provide orientation and a
welcoming connection between the immediate surroundings and the building interiors and
gives a sense of activity within an education led environment.

Figure 16: Variations in façade designs
8.38

The Design Code brings each of these key principles together and demonstrates how they
could be applied to each of the buildings currently in outline detail (Blocks B, C and D).

8.39

In terms of materiality, the approach for the whole of the masterplan has been informed by a
detailed Context Study which looks at the existing construction materials used (texture, colour
and tone) within the local area. The Context Study indicates that no single material or colour
defines the area although brick features quite strongly albeit in various forms. With the
exception of the NCGM development and neighbouring residential building at 202/230
Wandsworth Road, the overall colour palette is brown, red, buff and yellow akin to the colour
variations found in London Stock brick. Officers agree with this interpretation.

8.40

Given that the outline component of the application does not specify materials to be used in
Blocks B, C or D, the Design Code provides a clear set of principles on which such decisions
can be made in respect to façade treatment. In summary these include:









Ensuring sufficient similarity in materiality across all buildings to unite as a coherent
group;
Ensuring that a variation in material and or detailing/treatment of material to reinforce
individual building identity;
Materials should be selected that help to create distinction between the base, middle
and top as shown in Figure 14 above;
Material combinations and extent of use to be selected in view of the relationship with
its surrounding context, near and far views;
Material palette and façade composition to take into account the relationship between
the college and existing residential uses, changes in scale, density and configuration
of fenestration;
High quality and durable materials suitable for medium to large scale
public/educational buildings; and
Brick and metal cladding (as proposed in the detailed external treatment for Block A)
could be used to bring the family of buildings together and provided they are
used/arranged in different ways to reinforce the unique identity of each buildings but
still reading as a whole.

8.41

Overall, officers consider that the proposed Design Code establishes a robust and logical
approach for the detailed development design of Blocks B, C and D and therefore ensures
that the highest standards of architecture and materials can be achieved in future. Should
planning permission be given, it is recommended that the Design Code is secured by
planning condition to ensure that the overall quality of the scheme is consistent with the
intended aims and principles being proposed (See Condition 7).

8.42

The detailed design of Block A provides a contemporary building form which comprises two
interlocking elements: (a) the lower base element containing the construction department
functions and features large window arrangements which allow active views into the
workshop spaces; and (b) the lighter volume of the upper storeys containing further
classroom modules for other departments and communal spaces for students (see Figure
17).

8.43

The south east corner (entrance lobby) and western flank of the building (facing onto the new
College Square) provides a robust and articulated base as advocated in the Design Code.
The base is two storey and is finished in a robust grey facing brickwork with large aluminium
composite window frames/opening to provide activation between the public realm and the
interior of the building.

8.44

In terms of the upper volume of the building, the elevations would appear lighter comprising a
pleated façade made of anodised aluminium which is then punctuated with windows of
various dimensions to suit the specific internal uses within (Figure 17).

8.45

Given the importance of the pleated cladding to the overall visual appearance and
performance of the building, the applicant confirms that it has engaged with manufacturers to
ensure this design intent can be achieved. Anodised metal has been chosen as it is colourfast
and has minimal variation with age. Where the cladding reaches lower levels, landscaping is
proposed to provide a buffer strip between the public realm and the building. The applicant
has also confirmed that the whole façade build up has been designed to achieve a class A1
fire rating.

Figure 17: CGI illustrating the strong base element and lighter ‘upper’ elevations of
Block A.
8.46

Overall, officers consider that the design of Block A is robust in character and would make a
positive and distinctive contribution to the existing townscape. To ensure that the original
design intent is successfully delivered, detailed information and samples of all external
materials should be secured by planning condition (see Conditions 8 & 9) for agreement by
officers before commencement onsite.

8.47

Public Realm and Landscaping

8.48

The existing site comprises of buildings and hard standing with a limited number of trees and
no landscaping. The Design and Access Statement explains that the strategy for landscaping
across the site at Section 4.9.

8.49

The landscape strategy identifies six distinct character zones of which the largest parts are
‘College Square’ and ‘College Street’. The other four zones (much smaller but equally
important) comprises the green space to the north, the existing access road sited to the north
and east, the edge/land adjoining NCGM and existing stepped frontage located at the junction
of Belmore Street and Wandsworth Road (see Figure 18 below).

Figure 18: Landscape Character Areas.
8.50

The strategy for College Square sets out that landscaping should comprise: uniform paving
from building edge to building edge; central planted features; simple bold paving pattern with
defined parking areas; large specimen trees and informal trees and furniture to define routes
and uses. College Street has a more function led purpose as the main thoroughfare and
access to the buildings from Belmore Street. Accordingly, the strategy for this space
prescribes that paving shall define clear routes and access; provide trees with under planting
framing the college frontage and integrate seating with planting and raised seating
walls/planters to frame circulation.

8.51

In summary, it is proposed that paving in College Square and College Street is both simple,
robust and the variation in colour and pattern is to be distinguished to reinforce the individual
spaces. Furniture within the landscape, e.g., sunken planters, seating areas will be included
at key locations to help define those spaces further). Soft landscaping including trees will be
introduced that provides year round greenery and interest. Species of planting will be chosen
to enhance the natural feel and overall biodiversity value. The two CGIs in Figure 19 illustrate
all of the aspects discussed.

8.52

A SuDS system is also proposed and will be introduced by lowering the College Square by
200mm. This will (among other benefits) provide irrigation for proposed plants and trees and
help biodiversity.

8.53

The new open space to the north of College Square will also form an extension off College
Square adjacent to the (council owned/managed) existing community parklet. Officers
acknowledge that some of this open space will need to accommodate a cycle store in some
point in future in order to meet the total cycle requirements for the scheme. To address any
impact perceived, the design proposed for the cycle store intends to be discreet as possible
by incorporating a green planted roof and semi-transparent mesh elevations. An image of the

design intent is shown in Figure 20 although the final design details are reserved by Condition
37.

Figure 19: CGIs illustrating how the various hard and soft landscaping components for
each zone could appear.

Figure 20: Design intent for proposed future cycle store to be located in new open
space.

8.54

The land sited adjacent to the western boundary of Block C falls outside of the control of the
applicant and therefore does not form part of the landscaping strategy. Officers were advised
by the applicant at the pre-application stages that this land is subject to a landscaping
scheme approved by the London Borough of Wandsworth although its final implementation is
within the control of NCGM. Whilst the applicant is unable to confirm when this scheme will be
implemented, it has indicated that the finished treatment of surfacing on Belmore Street is
designed to blend in with the approved scheme for this land. Officers do not object to this
approach.

8.55

The existing access road running north to south to the east of the application site is similarly
not within the ownership of the applicant although the surface will be upgraded and amended
to accommodate disabled parking and cycle racks. The existing steps at the junction of
Belmore Street and Wandsworth Road fall outside of the red line application site although the
applicant has indicated that it will consider improvements to the condition of this space with
Lambeth Highways via a Section 278 Agreement.

8.56

All of the proposed landscaping elements discussed are a matter to be agreed in full as part
of this hybrid application. Despite the multi phased nature of the proposals, it is intended that
a large part of College Square, College Street and part of the upgrade of the access road will
be delivered in a temporary condition with Block A. The temporary condition/works includes
the widening of Belmore Street for student arrivals, College Square and College Street to be
surfaced in asphalt to allow easy access for servicing vehicles and provide the full amount of
cycle parking for block A (188 spaces) in racks positioned across College Square. The
applicant also advises that each of the outline phases will be enclosed by hoardings. Overall,
officers do not object to the proposed temporary works approach although recommend that
details/information relating to hoardings is reserved for further consideration (see Condition
54) to ensure they are robust and can be made visually attractive whilst development for
these sites are pending.

8.57

Overall the proposed landscaping strategy for the site is considered coherent. The proposals
for College Square as a central piece of the public realm would offer an attractive, robust and
safe environment for all future users. To ensure that a high quality landscaping scheme can
be secured, officers recommend that Condition 10 is included. As such the proposals are
considered to comply with Lambeth Local Plan Policies Q9 and Q10 and London Plan
Policies 5.10, 7.5 and 7.19 including New London Plan Policy D2 and G5.

9.

Environmental Impacts

9.1

Noise impacts during operation of development

9.2

The applicant’s acoustic assessment has carried out a series of environmental noise
measurements in order to determine the existing noise climate of the local area. It identifies
that the key contributing sources for noise in the location includes: local road traffic; heavy
good vehicle movements (over day and night time periods) within the New Covent Garden
Market located to the west of the application site; and intermittent aircraft noise.

9.3

The assessment has applied the measured noise levels and used an acoustic model to
predict the noise levels in the proposed site during the daytime and night time periods. A
feasibility assessment for Block A, based on its known internal layout, and Block C (student
accommodation only) has been undertaken to aid the acoustic ventilation design. The
internal layout design for Blocks B, C (education use only) and D has not been finalised at
this stage although it recommends that the acoustic ventilation design for each building use
complies with the specified internal ambient noise levels according to the standards
indicated.

9.4

Block A: The assessment indicates that the likely noisy activities from the college’s
construction course, such as cutting or grinding, should be controlled even if they are indoors
as these may cause disturbance to neighbouring residential properties. A planning condition
has been recommended (see Condition 31) that ensures that the acoustic design of Block A
is suitable to minimise adverse noise impacts.

9.5

Block C (Student accommodation): The assessment predicts that the maximum night time
noise levels in the student accommodation would exceed the recommended British standard
(BS: 8233:2014) and therefore recommends that a mechanical ventilation system is
considered for all the units on all elevations combined with medium to high performance
acoustically rated glazing. Condition 31 ensures that the detailed design stage for Block C
achieves habitable room standards in accordance with the relevant British Standard
mentioned.

9.4

With regard to mechanical plant noise, planning conditions have also been recommended to
secure an assessment to ensure that the council’s minimum requirements are met (see
Conditions 29 and 30). In terms of construction noise and vibration relate events, the
submitted draft Construction Environmental Management Plan sets out various measures to
minimise noise and disturbance during construction. The council’s consultant public health
advisors recommends updates are made to the document to ensure it is robust enough to
ensure the highest levels of protection are embedded in all construction operations. A
planning condition has been included to this effect (see Condition 12).

9.5

Overall, it is considered that the aims and objectives (and subject to the relevant
recommended conditions being carried forward) of Lambeth Local Plan Policy Q2 has been
met.

9.6

Air Quality

9.7

The whole borough is within an Air Quality Management Area in relation to a breach of
nitrogen dioxide (annual mean and hourly mean) and particulate matters (daily mean and
annual mean) objectives as specified in the Air Quality Regulations 2000

9.8

The most sensitive receptors to air quality would be the residential accommodation – both
existing and proposed, during the demolition, construction and operation of the development.
Annual mean levels of nitrogen dioxide would be expected to be exceeded, with some
variation up residential façade

9.9

In the absence of appropriate mitigation, there are two potentially significant sources of
emissions that could affect air quality during demolition and construction works:
i.
ii.

9.10

Course and fine dust from construction activities including excavation, earth moving,
materials storage and movement of construction vehicles; and
Construction plant, both mobile and stationary (e.g. cranes and generators), which
emit a mixture of exhaust gases.

Meanwhile an air quality assessment is required for the potential impacts that could arise with
the completed development in place where:
i.
ii.

The change in traffic flows as a result of a development is less than ten per cent or
five per cent within an Air Quality Management Area; or
The increase in HGV movements is less than 200 movements per day.

9.11

The air quality assessment predicts and evaluates the potential impacts of the proposed
development on air quality, arising from the demolition and construction works and upon the
completion of the proposed development.

9.12

The Sustainable Design and Construction SPG from the GLA (2014) require all new
development to demonstrate that they are ‘air quality neutral’.

9.13

Mitigation during the course of construction and demolition would be dealt with through a
CEMP. The Council’s consultant Environmental Health advisors recommend that dust
mitigation measures will be required under the CEMP condition (see Condition 12).

9.14

The operational impacts of emissions arising from road traffic on the local network has been
assessed. The development, is proposed to be car free (save for disabled car parking
spaces) and therefore will generate a negligible amount of additional traffic. The changes to
air quality at existing properties as a result of the development will not be significant. Air
quality conditions for occupants of the proposed development have also been considered.
The development is a significant distance away from any main roads and concentrations are
therefore expected to be similar to ambient background concentrations, and hence below the
air quality objectives. Air quality for future occupants is therefore considered to be acceptable.

9.15

There will be no centralised energy centre although a back-up generator will be required in
emergency situations only, e.g., secondary supply for firefighting lift, smoke extract and
sprinklers. The testing and maintenance of the emergency generator will have an insignificant
impact on air quality at existing nearby properties.

9.16

The development has been reported to be better than air quality neutral in terms of both
building and transport emissions and is therefore compliant with London Plan Policy 7.14 and
Draft New London Plan Policy SI1 in terms of the requirement that all new developments in
London should be at least air quality neutral.

9.17

Wind/Microclimate

9.18

The applicant has provided a detailed wind and microclimate assessment detailing the impacts
arising from the proposed development. LLP Policy Q26(vi) states that tall buildings will be
supported where ‘it does not have an unacceptably harmful impact on its surroundings including
microclimate and wind turbulence’. London Plan policy also expects consideration, particular in
regard to tall buildings as proposed at planning.

9.19

The impacts of the study are assessed in accordance with the Lawson comfort criteria. The
report shows that the finished scheme causes exceedances in wind impacts that were not
present in the undeveloped scheme and the results are shown in the plan below:

Figure 21: Wind direction by plot (ground level) at winter.
9.20

The exceedances are reported in more detail in Section 7 (Table 8) of the assessment and
recommends dense planting as mitigation. The council’s consultant Environmental Health
advisor acknowledges that this may be acceptable in certain locations although recommends
further assessments are undertaken to refine the impacts in relation to standing and sitting
areas only. A planning condition that secures a review of appropriate wind mitigation has
been recommended should planning permission be given (Condition 32).

9.21

Although planting would be considered acceptable for mitigation of walking areas it should be
noted that standing and sitting areas are expected to be suitably screened and that these
mitigation measures will need to be agreed in detail with officers before development
commences for Block A and for subsequent phases of the outline elements.

9.22

Contamination and Ground Condition

9.23

Potential impacts of the proposed development on site soils and underlying ground water and
geology are considered in a desktop Phase 1 ‘Preliminary Environmental Risk Assessment
prepared by Roberts Environmental Ltd (REL). The assessment also refers to some of the
findings in the previous ground investigation report carried out by Delta-Simons on behalf of
the applicant in respect to their 2015/6 redevelopment proposals for the site.

9.24

The geological strata beneath the Site is understood to be of Kempton Park Gravel superficial
deposits, underlain by London Clay Formation.

9.25

During construction phases the applicants have identified three potential environmental
effects: exposure of construction personnel with contaminates in Made Ground soils,
mobilisation of contaminates during construction relating to ground works into Kempton Park
Formation Secondary A aquifer and the spillage of fuel and oils from construction plant.

9.26

The assessment refers to the previous rounds of gas monitoring carried out although the
information was found to be inconclusive. The REL report advises that further confirmatory
gas monitoring is required to assess the risks of gas migration and any subsequent mitigation
measures.

9.27

In terms of soils, previous investigations have confirmed that no significant concentrations of
soil contamination were found although no groundwater or leachate analysis formed part of
that assessment. However, REL assessment indicates that there are no water abstraction
licences recorded within 500m of the site and therefore is considered to be of low to moderate
environmental sensitivity.

9.28

The council’s consultant Environmental Health advisors raised no concerns with the
development subject to a full contaminated land condition being imposed to formalise all of
the steps the applicant will need to address in terms of desktop study, ground investigations,
remediation strategy and verification of works undertaken. These aspects have all been
secured under Condition 20.

9.29

Overall, the impact of development in respect of ground conditions and contamination is
assessed to result in a low to medium impact where appropriate mitigation is put in place.
Accordingly, Condition nos. 20 , 22 and 23 are recommended to ensure that all potential risks
of contamination have been minimised on the site.

9.30

Flood Risk and Surface Water Flooding

9.31

The submitted Flood Risk Assessment (FRA) identifies that the site lies within defended Flood
Zone 3 and the Environment Agency’s online flood map shows that the risk of surface water
flooding as being low to medium. As a result of these factors the development does not provide
any residential/bedroom accommodation at ground floor level.

9.32

The GLA has objected to the absence of any consideration in the FRA to residual flood risks
and information relating to flood resilience and emergency planning measures. It has also
objected to the surface water drainage strategy as the applicants have not given appropriate
regard the drainage hierarchy and Greenfield run-off rate. The applicant has since provided a
further update to the FRA. Officers will provide an update in respect to the acceptability of this
information.

9.33

The Environment Agency have not raised objections and their recommended planning
conditions have been included.

9.34

Ecology and Trees

9.35

In terms of the scheme’s ecology, the Ecological Assessment submitted with the application
indicates that the existing buildings have relatively low ecological value, although it is
accepted that there is always a risk the site could be used by bats and nesting birds. The
Ecology Officer however considers that the applicants have put in place appropriate guidance
and protocols to mitigate for any potential disturbance or harm.

9.36

In terms of existing trees, the Arboricultural Report confirms that one existing tree (T1) and
two trees within group TG2 will need to be removed to facilitate development (refer to Tree
Constraints Plan contained in Figure 2 of the submitted Tree Survey). Officers consider that
these trees are not significant specimens and the proposals shows that their removal would
be adequately compensated for through the new tree planting proposals for the site. The
existing group of trees remaining in TG2 and TG3 will require some pruning work to allow for
working space and access during the construction phases. These trees will also require some
level of physical protection if the existing boundary wall is removed or modified. In both
instances, the applicant will need to secure the appropriate licences with the Local Highway
Authority to works carried out comply with the relevant health and safety requirements.

9.37

Archaeology

9.38

London Plan Policy 7.8: ‘Heritage Assets and Archaeology’ requires development to
incorporate measures that identify, record, interpret, protect and (where appropriate) present
the site’s archaeology. LLP Policy Q23 anticipates appropriate provision for assets of
archaeological value.

9.39

The submitted archaeological desk based assessment indicates that the site is not an
archaeological priority area although given its proximity to the Wandsworth APA which
includes the Thames riverfront and Battersea Channel there is moderate potential for the site
to contain archaeological remains from prehistoric periods.

9.40

Historic England’s Archaeology Advisor has advised that the proposed Development is
acceptable subject to conditions which require a two-stage process of archaeological
investigation comprising: first, evaluation to clarify the nature and extent of surviving remains,
followed, if necessary, by a full investigation (see Condition 15).

10.

Amenity of Neighbouring Occupiers

10.1

Daylight,Sunlight and Overshadowing

10.2

The beginning of the Agenda Pack contains broad contextual overview of the assessment
framework within which BRE compliant sunlight and daylight studies are undertaken. This
includes an explanation of the key terms and targets contained within the BRE guidance. The
following assessment has been made in the context of this information.

10.1

Figure 22 shows the assessment model which were used.

Figure 22: Existing (left) and proposed (right) d/s assessment models.
10.2

Residential windows and rooms of the following properties have been assessed for the
purposes of daylight and sunlight impacts as a result of the proposed development:

i.

South of site (Patmore Estate, residential blocks fronting along Belmore Street)
From east to west - Fowler House, Gresley House, McConnell House, Beames House
and 41-59 Hookham Court

ii.

Adjoining site
202-230 Wandsworth Road (residential blocks adjoining and surrounding the Site).

iii.

North of site (housing on roads)
62, 62A, 62B, 64-70, 72, 74-74A, 76-76A, 78-78A Thorparch Road
62A & B Goldsboro Road
130-132 and land adjacent No.132 Crimsworth Road

10.3

The sunlight assessment has also tested 38 neighbouring garden amenity areas around the
application site. These include the roof terraces and rear gardens of properties in Goldsboro
Road, Thorparch Road, Crimsworth Road, open courtyard space and open southern space
serving 202-230 Wandsworth Road, the community parklet and a plot of land northwest of the
site (Brooklands Passage).

10.4

The applicant has also submitted shadow plots marking the path of the sun in the existing and
proposed situations on the 21 March (spring equinox).

10.5

Assessment of the Results – Daylight to existing residential buildings

10.5.1 Fowler House, Wandsworth Road (at eastern end and facing Wandsworth Road,
perpendicular to site) – 2 storey maisonettes above ground floor commercial.

Figure 23: Rear Elevation of Fowler House, front end on to application site.

10.5.2 The maisonettes are accessed from a rear deck access walkway (this rear elevation
perpendicular to site); kitchens windows are at this lower level with the upper floor of the
maisonette projecting over (thus the soffit immediately above the kitchen windows reduces
lightflow). Within the upper floor of the maisonette (again at the rear elevation) are two
bedrooms windows and bathroom (the latter non-habitable / not applicable for analysis). In
terms of analysis, this is the furthest block reviewed on Patmore Estate and only the end
maisonette / closest to site which based on the analysis results, officers agree that no further
testing is required to Fowler House.
10.5.3 The two upper floor bedroom windows have a VSC & DD reduction not exceeding 20% thus
within target criteria. In terms of the lower floor kitchen this has a VSC reduction of 34%
(exceeding target criteria) and DD reduction of 3% (within target criteria). The applicant has
also analysed the lower floor kitchen window with the projecting soffit omitted above the
window; such inherent obstruction will result in a significant portion of the upper part of the sky
being omitted within the existing condition so that even a modest proposal could result in a
disproportional effect - the BRE Guide recognises this and allows analysis without the
inherent obstruction / soffit in situ although the expectation is for the proposal not to exceed a
20% reduction in either VSC or daylight distribution from this amended commencement point.
Officers have noted that the VSC analysis / reduction for this kitchen window that has been
submitted appears to be erroneous although it is anticipated that the correct analysis should
not exceed a 20% reduction, demonstrating in this instance, that it is the inherent soffit that
causes a disproportional reduction rather than the proposed massing and therefore should be
considered acceptable on this basis. This will be confirmed as an addendum to the report.

10.5.4 Gresley House, Belmore Street (main/front elevation positioned along the south side Belmore
Street which faces site).

Figure 24: Gresley House, front end onto application site
10.5.5 This block has five storeys with deck access within the site facing elevation. There appears
to be five dual aspect flats per floor, with four of the flats each having a kitchen window facing
out onto the deck access (thus a soffit immediately above each kitchen window reducing
lightflow). At the western end of the deck access is a window flush with the building line (not
recessed below the deck access as the deck access does not extend in this area) and this
appears to be a bedroom. The remainder of the windows in this elevation appear to serve
hallways, bathrooms etc (thus not applicable for assessment as non-habitable rooms). To the
rear elevation / facing away from site and not affected by site are living rooms / bedrooms.
Officers are satisfied with the analysis being the site facing elevation comprising 20 kitchen
windows (4 kitchens window per floor in this elevation x 5 floors which have light flow reduced
by the deck access) and 5 bedrooms (one bedroom window per floor in this elevation x 5
floors).
10.5.6 There are adverse reductions in both VSC and DD that are significantly beyond 20%
reduction to both VSC and DD to the kitchen windows analysed. However, it is evident the
existing VSCs levels are very low to begin with and which can be summarised as follows:
Existing VSCs range:Ground : 3.40% - 4.30%
1st floor : 4.50% - 5.24%
2nd floor : 6.74 % - 7.55%
3rd floor : 9.02% - 9.85%
4th floor : 12.03% - 12.94%
Given such low levels of existing VSC, it can be seen that the deck-access soffit significantly
reduces the VSC and with such existing low levels, there is a disproportional effect in terms of
analysis reductions. Therefore, the applicant has also analysed with the deck-access / soffit
omitted (based on the background as detailed for Fowler House) but in this instance, there
are still significant reductions ranging between 31% to 48% at ground floor and ranging
between 29% to 44% at top / 4th floor.

10.5.7 In terms of DD analysis, for kitchens (deck access present), these are typically ranging as
average:
Ground floor 72.5% existing, reducing to 51.75% proposed (thus 29% reduction).
Top / 4th floor 91.5% existing, reducing to 67.50% proposed (thus 26.2% reduction).
10.5.8 Thus whilst reductions exceed 20%, such reductions do not exceed 30% and can therefore
be considered ‘minor adverse’.
10.5.9 As a further consideration on internal daylighting within these rooms, ADFs have been
considered and these are typically ranging:
Ground floor ADF 0.61% existing, reducing to ADF 0.4% proposed
Top / 4th floor ADF 1.31%, existing, reducing to ADF 0.6% proposed
10.5.10 This again shows significant reductions although kitchens have a target ADF of 2% so it could
be stated that in the existing condition, the ground floor was obtaining circa one-third of the
target level and circa two-thirds target level at the top / 4th floor.
10.5.11 Officers have concluded that there are significant and noticeable reductions in daylight in
reference to VSC & ADF but to a lesser extent for DD to the kitchens. Whilst existing daylight
levels are lower than would ordinarily be enjoyed due to the inherent deck access (ADF target
levels never adequate, especially to the lower floors) it is evident that the proposal does have
an adverse impact to existing conditions. Officers consider that these kitchens may be of a
certain room size that are more of a ‘galley-style’ arrangement and anticipated not for dining
within / not occupied for long durations.
10.5.12 In terms of the bedroom windows at the western end, whilst these are not affected by the
deck access, they also have significant reductions in VSC (reductions of 47% at ground and
41% at 4th floor) but for DD, reductions either meet BRE Guide target criteria or close with
minor adverse reduction (reductions of 14% at ground and 27% at 4th floor). However, in
terms of ADF, in the proposed scenario, all rooms still benefit from an ADF exceeding the
target of 1% for bedrooms and on balance, whilst reductions in daylight will be noticeable (in
terms of primarily VSC), daylight levels in the room will still achieve target ADF for bedrooms.
10.5.13 McConnell House – this block appears similar to Gresley House but is perpendicular thus the
end elevation only facing site.

Figure 25: Site elevation of McConnell House, Deeley Street

10.5.14 This end elevation has a single window at each floor applicable for assessment. We
anticipate this to be a kitchen window (assuming similar arrangement to Gresley House) but
the applicant’s report has this as a bedroom window).
10.5.15 This block is similar to Gresley House with similar results although the daylighting levels are
better than Gresley House. There are adverse reductions in VSC that are significantly beyond
20% reduction to the kitchen windows analysed. However, it is evident the existing VSCs
levels are already low although in this instance, more limited to the lower floors which can be
summarised as:
Existing VSCs range:Ground : 9.72% - 12.95%
1st floor :p04% - 13.93%
2nd floor : 12.49 % - 15.42%
3rd floor : 14..03% - 16.23%
4th floor : 14.83% - 16.88%
10.5.16 Given such relatively low levels (especially at lower floors) of existing VSC, it can be seen that
the deck-access soffit significantly reduces the VSC and with such existing low levels, there is
disproportional effect in terms of analysis reductions. Therefore, the applicant has also
analysed
with the deck access / soffit omitted (based on the background as detailed for Fowler House)
but in this instance, there are still significant reductions ranging from 54.2% at ground floor to
51.5% at top / 4th floor.
10.5.17 In terms of DD analysis, all reductions do not exceed 20% / meet BRE Guide target criteria,
either ‘with deck-access’ or ‘without deck-access’ analysis.
10.5.18 As a further consideration on internal daylighting to these rooms, ADFs have been considered
and these are typically ranging:
Ground floor ADF 1.23% existing, reducing to ADF 0.63% proposed
Top / 4th floor ADF 1.53%, existing, reducing to ADF 0.71% proposed
10.5.19 Thus whilst it is evident that there are reductions to the existing ADF values, neither existing
ADF or proposed ADF values meet target for kitchen use (kitchen target ADF is 2%).
10.5.20 Officers conclude that there are significant / noticeable reductions in daylight in reference
to VSC & ADF but not in reference to DD to the kitchens. Whilst existing daylight levels are
lower than would ordinarily be enjoyed due to the inherent deck access (ADF target levels
were never adequate, especially to the lower floors) it is evident that the proposal does have
an adverse impact to existing conditions. Officers consider that these kitchens may be of a
certain size that are more of a ‘gallery’ style arrangement and anticipated not for dining
within/not occupied for long durations.

10.5.21 Beames House, Belmore Street- this block appears similar in arrangement to Gresley House

Figure 26: Front elevation of Beames House

10.5.22 This block is similar to Gresley House with similar results although the daylighting levels are
better than Gresley House. There are adverse reductions in VSC that are significantly beyond
20% reduction to the kitchen windows analysed. However, it is evident the existing VSCs
levels are low as existing although in this instance, more limited to the lower floors which can
be summarised as:
Existing VSCs range:Ground : 9.72% - 12.95%
1st floor : 11.04% - 13.93%
2nd floor : 12.49 % - 15.42%
3rd floor : 14..03% - 16.23%
4th floor : 14.83% - 16.88%
10.5.23 Given such relatively low levels (especially at lower floors) of existing VSC, it can be seen that
the deck-access soffit significantly reduces the VSC and with such existing low levels, there is
disproportional effect in terms of analysis reductions. Therefore, the applicant has also
analysed with the deck access / soffit omitted (based on the background as detailed for
Fowler House) but in this instance, there are still significant average reductions ranging 54.2%
at ground floor to 51.5% at top / 4th floor.
10.5.24 In terms of DD analysis, all reductions do not exceed 20% / meet BRE Guide target criteria,
both in either ‘with deck-access’ or ‘without deck-access’ analysis.
10.5.25 As a further consideration on internal daylighting to these rooms, ADFs have been considered
and these are typically ranging:
Ground floor ADF 1.23% existing, reducing to ADF 0.63% proposed
Top / 4th floor ADF 1.53%, existing, reducing to ADF 0.71% proposed
10.5.26 Thus whilst it is evident that there are reductions to the existing ADF values, neither existing
ADF or proposed ADF values meet target for kitchen use (kitchen target ADF is 2%).
10.5.27 Officers conclude that there are significant / noticeable reductions in daylight in reference

to VSC & ADF but not in reference to DD to the kitchens. Whilst existing daylight levels are
lower than would ordinarily be enjoyed due to the inherent deck access (ADF target levels
were never adequate, especially to the lower floors) it is evident that the proposal does have
an adverse impact to existing conditions. Officers consider that these kitchens may be of a
certain room size that are more of a ‘galley-style’ arrangement and anticipated not for dining
within / not occupied for long durations.

10.5.28 In terms of the bedroom windows at the western end, these are not affected by the deck
access but do also have significant reductions in both VSC (reductions of 53% at ground and
50% at 4th floor) and DD (reductions of 37% at ground and 28% at 4th floor). However, in
terms of ADF, in the proposed scenario, all rooms still benefit from an ADF exceeding the
target of 1% for bedrooms and on balance, whilst reductions in daylight will be noticeable,
daylight levels in the room will still achieve target ADF for bedrooms.
10.5.29 41-59 Hookham Court – this block appears similar arrangement to McConnell House and is
the furthest block reviewed to the west within the Patmore Estate.

Figure 27: Hookham Court side elevation
10.5.30The applicant has considered the windows in the end elevation facing site as serving
bedrooms although officers believe that these rooms may potentially be kitchens. These
windows / rooms are not affected by the deck access and have moderate adverse reductions
in VSC (reductions of 34% at first floor and 32% at 4th floor). However, retained VSC values
in the proposed scenario are still good for an urban context (at 1st floor, the retained VSC
value is 23.5%). For DD, all reductions do not exceed 20% / meet BRE Guide target criteria.
Thus the impact to daylight to this neighbouring block from the proposal is relatively limited
and considered acceptable.

10.5.31 202-230 Wandsworth Road (residential blocks adjoining / surrounding site)

Figure 28: 202-230 Wandsworth Road
10.5.32This is a modern block of flats, above typically commercial at ground floor and there are two
main courtyards incorporated within the development. The development is less than 10 years
old and floor plans have been obtained for this building and utilised within the applicant’s
analysis. As background, part of the development comprised conversion of a former college
building to residential.

10.5.33 Whilst daylight has been considered in reference to VSC and DD, given the modern nature of
this block, supplementary analysis of ADF review is still a relevant consideration given that
ordinarily, the level of ADF within habitable rooms would be considered at the design stage, in
terms of self-testing.
10.5.34 In order to seek to categorise both the severity of the daylight loss and background
considerations and whether such reductions could be considered acceptable, the council’s
consultant reviewed these rooms on a category basis as follows:1) Significant light loss that will be noticeable (VSC and / or DD) and will leave the room below
target ADF for room use in the proposed scenario (the room having previous met / exceeded
target ADF) in the proposed scenario (target being above 2% for kitchens and 1% for
bedrooms).
2) As Category 1 but the room does not achieve target ADF currently (as existing).
3) Significant light loss that will be noticeable (VSC and / or DD) but the room will still have
adequate ADF in the proposed scenario (target being above 2% of kitchens and 1% for
bedrooms).

4) Minimal daylight loss in real terms – room had minimal levels of daylight so that reductions
of greater than 20% (VSC and / or DD) are occurring but in percentage point shift, the shift
is nominal – thus disproportional effect.
5) BRE Guide target criteria effectively met (include very close to target and reasonable
consideration of impact to VSC when rooms are served by one or more windows consideration given to the primary and / or window having meaningful daylight.
10.5.35 In consideration of the above and for ease of reference with the applicant’s report, a summary
of the following impact upon daylight to habitable rooms within this neighbouring property has
been divided into ‘Western End’ (Table 1), ‘Mid-Section’ (Table 2) and ‘Eastern End’ (Table
3). Each table (and their corresponding data) has been attached to Appendix 4 of this report.
10.5.36 The daylight impacts by ‘room’ type have been extracted from the tables in Appendix 4 and
further summarised in the following tables:

10.5.37 In reference to Tables 4A, B, C & D, officers consider that:
a) Applicant’s analysis and for all windows / rooms analysed considered applicable for
analysis, in terms of due consideration to VSC and DD, circa 58% (60 No) rooms effectively
meet, including very close to, BRE Guide target criteria. Thus 42% (43 No) rooms have
impacts beyond BRE Guide target.
b) For the 43 No (42%) of rooms with impacts beyond BRE Guide target criteria, Category
rating 3. & 4 can be omitted. This is on the basis that for category 3, despite there being
noticeable reductions to VSC and /or daylight distribution, the respective rooms will still be left
with an ADF that still meets minimum target for the given room use / to modern standards and
so such reductions could be considered less significant; this is applicable to 16 No rooms
(circa 15.5% of those rooms analysed
to this neighbouring property). On that basis, this could be considered acceptable.
c) For the category 4, this really takes account that minimal levels of VSC exists at present
and whilst the data provides ‘theoretical’ noticeable reductions, in practical terms, there is no
significant loss to these rooms / there is already an anticipation of some reliance on artificial
lighting that exists currently and will not change significantly in the proposed scenario; this is
applicable to 3 No rooms (circa 3% of those rooms analysed to this neighbouring property).
d) Allowing for adjustment to omit category 3 & 4 from those rooms with impacts beyond BRE
Guide target criteria would result in 24 No rooms (circa 23% of this rooms analysed).
e) From the 24 No rooms left (relating to category 1 & 2), the council’s consultant has
identified 18 No living/kitchen/diners and 6 No bedrooms. However it is evident that for those
within category 2., there is already some inherent sensitivity / daylight which did not meet
ADF targets in the existing design; from the 2n4 No this relates to 12 No living/kitchen/diners
and 4 No bedrooms. The council’s consultant highlights that from these 24 No rooms, all
except 1 No room have balconies and in consideration of the analysis submitted with the
balcony soffits removed for VSC and Daylight Distribution, 7 No rooms would then meet
target for VSC (those 7 No rooms still not meeting target for daylight distribution) and a further
4 No rooms for daylight distribution (although conversely, those 4 No rooms not meeting
target for VSC). Thus this is only a relatively small proportion of the 24 No rooms that
analysis supports that the inherent balcony. Ultimately, there is a level of impact to this
neighbouring property and a reasonable proportion has been rationalised as being acceptable
and in the adversity in the daylight reductions to these rooms although of course, in part also
of the proposed massing; daylight is not a consideration of mandatory ‘pass’ or ‘fail’; and all
other aspects of the proposal will need to be considered in a holistic view.

10.5.38 In summary, there are adverse daylight analysis results to 43 No rooms. However, the
specialist review by the council’s consultant has sought to consider these in more practical
terms and concludes that this would reduce to 24 No rooms (18 No living/kitchen/diners and 6
No bedrooms). Without balconies does not really make a significant difference to the impact
to these rooms (the majority would still not meet target criteria) so in summary whilst the
impacts to these rooms could be considered as less acceptable, it should be noted that the
inherent design for balconies / recessed windows does form a partial factor to sensitive /
extent of daylight reduction from the proposal.

10.5.39 62, 62A, 62B, 64-70, 72, 74-74A, 76-76A, 78-78A Thorparch Road, 62A & B Goldsboro Road,
130-132 and land adjacent No.132 Crimsworth Road

Figure 29: Aerial view of streets to the north of the application site.
10.5.40 These properties are typically two storey comprising either a single dwelling or maisonettes
(with 1st floor amenity terraces) and arranged in grid / terrace arrangement.
10.5.41 The majority of reductions to these properties meets BRE Guide target criteria with only few
isolated exceptions and in such instances. Such reductions are either close to BRE Guide or
that retained values in the proposed scenario are reasonable and so should be considered
acceptable.
10.5.42 In summary, the impact of the proposal upon daylight VSC and daylight distribution to these
neighbouring properties as follows:
62, 62A & 62B Thorparch Road - Any applicable reductions to VSC and daylight distribution
meets BRE Guide target criteria.
64-70 Thorparch Road – In terms of VSC any applicable reductions readily meet BRE Guide
target criteria. In terms of Daylight Distribution, the majority of daylight distribution reductions
meet BRE Guide target criteria (isolated 1 No room out of the 8 No rooms analysed having a
reduction of 21% thus still very close to target criteria). This should be considered readily
acceptable.
72 and 74-74A Thorparch Road - Any applicable reductions to VSC and daylight distribution
meets BRE Guide target criteria.

76 - 76A Thorparch Road - In terms of VSC, the majority of VSC reductions meet BRE Guide
target criteria (3 No windows out of the 11 No windows analysed having reductions up to 22%
thus still very close to target criteria. This should be considered readily acceptable. For
Daylight Distribution, any applicable reductions to rooms meets BRE Guide target criteria with
the isolated exception to a ground floor bedroom (R3) which has a daylight distribution of
existing 96% to 66 % proposed (31% reduction). Given the bedroom use and that 2/3rds of
the room will still have access to direct skylight in the proposed scenario, the impact is
considered acceptable.
78 - 78A Thorparch Road - VSC reductions meet or are very close to BRE Guide target
criteria (reductions ranging up to 23% thus very close to target criteria). This should be
considered readily acceptable. Daylight Distribution: 4 No habitable rooms have been
analysed; 2 No living rooms and 2 No bedrooms. For both living rooms, there are only slight
reductions in daylight distribution / these readily meet BRE Guide target criteria. For the 2 No
bedrooms, these relate to a ground floor bedroom R2 (which has a daylight distribution of
existing 98% to 67% proposed; 32% reduction) and 1st floor bedroom R2 (which has a
daylight distribution of existing 87% to 49% proposed; 44% reduction). Whilst the reductions
in daylight distribution to these 2 No bedrooms is more marked, given the bedroom use and
that a reasonable proportion of the room will still have access to direct skylight in the
proposed scenario, officers consider this acceptable.
62 - 62A Goldsboro Road - VSC: any applicable reductions readily meet BRE Guide target
criteria. Daylight Distribution: 2 No rooms have been analysed with reductions not meeting
BRE Guide target criteria; a small ground floor kitchen R1 (which has a daylight distribution of
existing 93% to 65% proposed; 31% reduction) and 1st floor bedroom R1 (which has a
daylight distribution of existing 69% to 52% proposed; 25% reduction). Ordinarily small
kitchens may not be considered a ‘habitable room’ and the reduction to the 1st floor bedroom
is still close to target criteria. These reductions are considered acceptable.
132 Crimsworth Road - VSC: The majority of VSC reductions meet BRE Guide target criteria
(2 No windows out of the 9 No windows analysed having reductions up to 22% thus still very
close to target criteria). This should be considered readily acceptable. Daylight Distribution:
any applicable reductions readily meet BRE Guide target criteria
Land adjacent 132 Crimsworth Road - VSC : VSC reductions meet or are very close to BRE
Guide target criteria (reductions ranging up to 27% for main windows serving habitable rooms
thus very close to target criteria). This should be considered readily acceptable. Daylight
Distribution: any applicable reductions readily meet BRE Guide target criteria.
10.5.43 For any applicable reductions, the majority meet BRE Guide target criteria and where isolated
reductions are beyond this, we consider they are still suitable close to target criteria or that
retained values in the proposed scenario and so such impacts should be consider acceptable.
10.5.44 Assessment of sunlight impacts to surrounding residential buildings
10.5.45 With regard to the residential blocks along Belmore Street (Patmore Estate), it is considered
that none of these would require individual assessment for sunlight impact as they face within
90 degrees of north.

10.5.46 In respect of 202-230 Wandsworth Road, both western and eastern ends of this building are
effectively facing north-west albeit for a small number of isolated side balcony windows which
have been assessed. These isolated windows include one small side return (recessed)
window (window 4.1.3) which serves a 2nd floor living/kitchen/diner (room ref 4.1) which does
not meet BRE Guide target criteria albeit given the smaller size of this window. Given its
recessed position, and the limited period that sunlight would be available to it due to being
south-west facing, an inherent sensitivity therefore exists for such reduction to occur.
10.5.47 In terms of the ‘mid-section’ elevation, for all applicable reductions to sun important rooms,
these relate to the 3rd floor and any applicable reductions readily meet BRE Guide target
criteria.
10.5.48 Whilst some distance away, the internal courtyard elevation has been analysed (also southwest facing). This elevation is already partially blocked by the existing elevation opposite
(opposite side of the courtyard). In terms of sunlight review, there is one isolated living rooms
which just falls outside of meeting BRE Guide target criteria (2nd floor living room R8). The
inherent limitations of the courtyard arrangement will increase some sensitivity to the windows
serving this room to sunlight and notwithstanding this, the reduction is still close to BRE
Guide.
10.5.49 Overall, the majority of reductions to sunlight to sun important rooms, living rooms meets BRE
Guide target criteria with the exception of two isolated instances. It is considered that in
context of
position and arrangement of these windows and rooms such reductions would be acceptable.

10.5.50 The properties to the north of the site, 62-74 (evens) & 76 - 78A Thorparch Road, 62A & B
Goldsboro Road and130-132 and land adjacent No. 132 Crimsworth Road have also been
assessed respectively as almost all the window elevations face 90 degrees towards the south
of the site.
10.5.51 In terms of sunlight review to sun important rooms, e.g., living rooms, all reductions meet BRE
Guide target criteria with the isolated exception of two instances (living room ground R2 to 7474A Thorparch Road and living/kitchen/diner to ground R4 to 76-76A Thorparch Road). In
both instances, the Annual Probable Sunlight Hours (APSH) is meeting BRE Guide target
criteria with winter sun only not meeting the target criteria. Winter sun is often a harder test to
satisfy in an urban context given the lower trajectory that the sun appears in the sky and
shorter period that sunlight is available. Notwithstanding this, in both instances, we consider
that the retained levels of winter sun in the proposed scenario can be considered reasonable
for an urban context.
10.5.52 Assessment of Sunlight to Existing Neighbouring Amenity Spaces
10.5.53 All neighbouring amenity areas meet the 2 hour target criteria with the exception of 4 No
amenity areas which are set out in the table below:

10.5.54 .In reference to the table, there are significant reductions to the 4no. amenity areas not
meeting BRE Guide target criteria. However, the council’s consultant has highlighted that
these areas have already fairly minimal sunlight (for the area that can receive 2 hours of
sunlight) which may potentially make limited meaningful use of such sunlight (21st March
equinox). Whilst not the BRE benchmark, a useful criteria is to also re-analyse at midsummer (21st June) when amenity spaces are generally utilised more during the summer
months. On this basis, it can be seen on that basis that the proposal results in no reduction in
reference to the 2 hour test at mid-summer.
10.5.55 Given some 38no. amenity areas are satisfactory and 4no. do not meet BRE Guide target
criteria but have fairly minimal sunlight at the equinox achieving 2 hour sun and that to these
same areas, the proposal does not result in any reduction during mid-summer. Therefore, in
reference to the 2 hour test, the proposal is reasonable.
10.5.56 It should be noted that balconies / small amenity areas are generally not tested in reference to
the two hour amenity test.
10.5.57 In respect of transient shadow plots, these have been provided by the applicant, existing
versus proposed, for both 21st March (equinox) and 21st June (mid-summer). Whilst it can
be seen that there is quite a significant increase in the extent of the shadow path for the
proposal (compared with that of the existing massing on site), it must be borne in mind that
this transient and neighbouring properties will be in shadow for limited periods of the day. For
the properties to the north of site, at the 21st March, any additional transient shadowing will
not occur until during the afternoon and properties to the south (Patmore Estate) will
experience hardly any change as they are predominantly to the south of the proposal.
10.5.58 Whilst transient shadowing can provide a useful overview of understanding shadow changes,
the detailed analysis review of the 2 hour sunlight to amenity areas (not sunlight availability to
sun important rooms) undertaken in reference to the BRE Guide is really the only detailed
analysis tests applicable and these have been duly considered and overall, considered
acceptable.
10.5.59 Overall, it is considered that acceptable sunlight levels are retained to applicable
neighbouring living rooms and main amenity spaces in reference to the BRE Guide with only
isolated departures from target criteria.
10.5.60 Assessment of Sunlight to Proposed Amenity Areas
10.5.61 There are three proposed amenity areas, namely ‘College Square’, the linear ‘College Street’
and a potential smaller roof-top amenity area proposed at Block C (outline only).

10.5.62 Similar to the neighbouring test, the review is for the availability of 2 hours or more of sunlight
at the equinox (21st march) to at least half the amenity areas.
10.5.63 At the 21st March, two amenity areas meet BRE Guide target criteria (College Street at 100%
area and roof-top amenity at 80% area) but there is a shortfall to the BRE target for the
College Square amenity at 35% when considered in isolation. However, given that ‘College
Square’ and ‘College Street’ are effectively linked, then it is a reasonable to also consider
analysis for these spaces as a single amenity area comprising ‘College Square’ and ‘College
Street’ and on that basis, 53% of the area has the ability to receive 2 hours or more of
sunlight at the equinox thus meeting BRE Guide target criteria.
10.5.64 Notwithstanding the aforementioned, whilst not the BRE benchmark, a useful criteria is to also
re-analysis at mid-summer (21st June) when amenity spaces may be generally utilised more
during the summer months; it can be seen on that basis that the proposal results readily meet
over 50% of the amenity area even when areas are individually considered; ‘College Square’
at 71%, the linear ‘College Street’ at 100% and a smaller roof-top amenity area at 98%.
10.5.65 In summary, reasonable availability of sunlight would be provided to the proposed amenity
areas.
10.5.66 Potential for Solar Glare
10.5.67 Given that a significant part of the proposed massing would project above surrounding
obstructions and with a significant extent of the elevations with exposure to sunlight, solar
glare to the surrounding environment is an inevitable potential. Therefore, to ensure that the
effects of solar glare for all proposed buildings is sufficiently considered, officers recommend
a planning condition that secures information relating to the potential reflectivity of each of the
buildings to ensure that residential amenities are maintained (Condition 51).
10.6

Sense of enclosure, outlook, privacy and overlooking

10.6.1 There are a number of existing residential dwellings which have windows or private balconies
that directly face directly onto the application site. These have been identified as flats within
202-230 Wandsworth Road (Western side and Eastern side), Fowler House, Gresley House,
McConnell House and Beames House and Crimsworth Road. The impact upon the living
conditions of existing occupiers within these residential building is assessed separately below.
10.6.2 202-230 Wandsworth Road building (Western Side)
10.6.3 The tallest element of Block A (at 11 storeys) is sited south and oblique to the nearest part of
the west elevation of 202-230 Wandsworth Road and therefore would not impact on outlook
or privacy of these residents. The rest of Block A and Block D are part 2 and part 4 storeys
(which does not exceed the height of the existing college buildings) and extend north in
parallel with the entire length of the west elevation at 202-230 Wandsworth Road) ranging
between 9.7m and 20m at their nearest parts respectively. At present, the current college
buildings are nearer to the west elevation of 202-230 Wandsworth Road at c.5 and 7 metres.
Therefore, it is considered that by maintaining the same height of buildings and increasing the
relative separation between buildings will offer an improvement to the outlook and privacy of
existing residents at 202-230 Wandsworth Road.

10.6.4 202-230 Wandsworth Road (Eastern Side)
10.6.5 The Eastern Side of 202-230 Wandsworth Road has two situations; the first is a decked
access (with windows) which faces onto the rear elevation of the college building; and the
second is a flank elevation comprising mainly of habitable rooms of flats looking onto the side
elevation of the college, each is considered below.
10.6.6 The occupiers of properties with windows along the decked access have their privacy
compromised with the existing arrangement, through having windows from the rear of the
college looking onto them. Also, by the very nature of being served by a decked access there
is the potential for a loss of privacy by other residents entering and leaving their properties.
Block B is for education uses and on that basis, officers would not consider that the situation
would be made materially worse. In terms of outlook, whilst parts of Block B would be taller
than the current six storey college building, the tallest element (part 10 storeys) would be 18
metres at it’s nearest which equates to an additional set back of 1.25m for each additional
storey proposed (4 extra storeys). It is considered that the additional height proposed is
adequately mitigated by the increased set back. Therefore the impact on outlook to
neighbouring occupiers is acceptable.
10.6.7 Turning to the properties on the flank elevation, these would face onto the side elevation of
the Block B at a comparable distance to that of the existing college building. Similar to the
previous comment made in the above paragraph, the proposed use of Block remains
consistent with that currently existing and therefore no increased harm to privacy of these
occupiers is anticipated. In terms of their outlook, whilst the detailed design for Block B is a
matter reserved at this stage, it will be expected that the internal layout design carefully
considers how this flank elevation is ultimately used to ensure that the impact on outlook is
managed.

10.6.8 Fowler House, Gresley House, McConnell House and Beames House
10.6.9 All of the dwellings within these residential housing blocks are sited on the opposite side of
Belmore Street, a distance ranging between 18m (Beames House) and 24m (Gresley House).
Officers therefore consider that the development would not result in an unacceptable level of
overlooking into these properties or a loss of outlook, particularly given the main living rooms
of these properties either face away from the site or into the Patmore Estate.
10.6.10 Thorparch Road, Crimsworth Road and Goldsboro Road
10.6.11 The properties along Thorparch Road and at the end of Goldsboro Road and Crimsworth
Road experience a similar situation to those blocks of the Patmore Estate, through being sited
across an existing residential road at a distance of between 23m from Block D and 45m from
Block C. Again, this arrangement is considered to be typical of a London street and therefore
officers consider that there would not be an unacceptable loss of outlook or privacy to
occupiers of these dwellings.

11.

Transport and Accessibility

11.1

The site is accessed off Wandsworth Road, a road which is maintained by Lambeth Council.
The nearest section of the Transport for London Road Network (TLRN) is at the Vauxhall
Gyratory, located just over a 1km north. The site is currently serviced off Belmore Street with
no through route onto the streets to the north (Crimsworth Road, Thorparch Road and
Goldsboro Road).

11.2

The existing PTAL of the site is between 2 and 4 (on a scale of 1 to 6, where 6 is the most
accessible).The site is served by bus routes 87, 77, P5 and 196 bus services from
Wandsworth Road. Forthcoming improvements to public transport will increase PTAL in the
local area in future, namely the Northern Line Extension (NLE) of the London Underground
(LU) network, which will create new tube stations at Battersea and Nine Elms which are
anticipated to be operational by 2021.

11.3

In terms of vehicle parking, there are currently 22 spaces on site which were used by staff of
the college. On the adjoining site to the west, off-street parking is provided for the residents of
202/230 Wandsworth Road in an undercroft, accessed via an access road under the existing
college building. The surrounding roads provide a number of on-street parking bays – the
area is within Stockwell ‘S’ Controlled Parking Zone (CPZ) which is in operation from Monday
to Friday between 08:30 to 17:30.

11.4

Access

11.5

Vehicular access to the site is proposed to be controlled by retractable bollards controlled by
the college security/management. The only vehicles to access the square would be servicing
vehicles, emergency vehicles and disabled users accessing car disabled parking, limited to 5
MPH. A one-way operation is proposed whereby vehicles would enter via the proposed new
access at the western end of Belmore Street, heading north between Blocks A and B. The
vehicular route then connects to the existing two-way service road past Block D. Access to the
rear of the existing Tesco and the residential development at 202-230 Wandsworth Road will
continue to use this two-way section for access. Figure 30 below illustrates the proposed access
and circulation arrangements.

Figure 30: Proposed access and circulation (completed development).
11.6

The one-way loop as outlined above will only be available after Phase 3 (as detailed in the
DAS) has been completed. Therefore during Phases 1 and 2, disabled parking will be provided
adjacent to the eastern boundary of Block A and accessed via the two-way access road
between Blocks A and B (see Figure 31 below). Delivery and service vehicles will also enter
and reverse into the new site access from Belmore Street using the dedicated area/space to
the front of Block C (see Figure 32).

Figure 31: Access to disabled parking spaces from Belmore Street (Phases 1-2 only).

Figure 32: Turning area for delivery and servicing vehicles to front of Block C (Phases
1-2 only).
11.7

The existing public footpath along Belmore Street is proposed to be upgraded as part of the
development. This is welcomed, and will need to be secured under a S278 agreement (see
section 14 – planning obligations).

11.8

The Transport Officer has requested that the proposals contribute to making improvements to
Brooklands Passage to make it safer and more attractive to pedestrians. A further update shall
be provided to Members via addendum following further discussions with the applicant.

11.9

Overall, the proposed access design (and circulation route) for disabled users, delivery and
servicing and pedestrians is considered acceptable. Officers have acknowledged that the one
way loop will not be delivered at the outset of development and accept that interim measures
(as indicated) and in the accompanying transport assessment will be required and are
acceptable.

11.10

Trip Generation

11.11

College staff and students - Modal split data derived from travel surveys in March 2019 at the
Brixton and Clapham campuses has been applied to the existing staff and student numbers.
The surveys found a very low level of car use amongst students (0% car driver and 3% car
passenger, 1% motorcycle), with the majority using public transport / active travel modes.
Amongst staff, car use was much higher (20% car driver, 1% car passenger), with levels of
active travel slightly higher than amongst students.

11.12

Given the proposed college will have no on-site car parking, and parking on surrounding streets
is restricted, staff car use is expected to fall significantly, so the proposed staff modal split has
been adjusted accordingly. Applying the modal split to the expected numbers of staff and
students results in 3 staff car trips and 101 student car trips throughout the day and evening.
Given that these trips would be spread throughout the day and evening, and they would all be
drop-off/pick-up trips rather than requiring parking, the impacts on the local highway network
and parking conditions are expected to be negligible.

11.13

The predicted impacts on the local public transport network shows that the greatest mode
share will be for buses, adding a further 279 trips in the AM peak and 190 in the PM peak.
Transport For London have accepted this assessment and note that due to existing localised
pressures on existing bus services, additional bus capacity will be required to mitigate the
effects. Accordingly, they have requested a contribution of £225,000 (£75,000 per year over
three years) to be secured should planning permission be granted. The applicant agrees in
principle to the amount of contribution being sought although has requested that it should be
proportioned over a longer time period which would better align with the phasing of the
scheme. Officers will provide an update to Members on the approach agreed by TFL/GLA.

11.14

Student accommodation - the transport assessment includes a trip generation analysis using
the TRICs database. Peak hour trips were negligible and are not expected to have a
significant impact on the local highway or public transport networks. The transport officer
agrees with this analysis.

11.15

Shared workspace - the transport assessment indicates that a significant number of
additional peak hour trips are expected on the local public transport network, particularly when
combined with the impacts of the other uses on site. TFL has acknowledged this in its position
discussed in paragraph 11.13 above.

11.16

Servicing trips - Section 6.7 of the TA refers to servicing databases which have been used to
calculate the expected service demands associated with the proposals. The analysis
suggests that some 45 daily servicing trips will be generated, which could be accommodated
by the proposed service bay which would accommodate up to three vehicles at any one time.
The amended Delivery Service Plan at Section 6.4 has recommended that the consolidation
of servicing trips is further explored with future operators. Whilst this has been welcomed in
principle the Transport Officer has asked that a target level of consolidation is identified in
order to achieve a more meaningful reduction in service traffic for the site. Condition 33 has
been recommended to secure a revised DSP so that it specifies a target level for service
vehicle consolidation.

11.17

Car Parking

11.18

The site currently provides 22 off-street car parking spaces. A car-free approach has been
agreed, consequently the development should be secured parking permit free (see section 14
– planning obligations). The needs of disabled users will be met on site. The number of
disabled parking spaces indicated in figure 3.1 of the TA shows the agreed parking strategy,
whereby additional disabled bays would be provided if required, to meet full London Plan
standards. This equates to 5 additional student accommodation bays (to provide up to 8
disabled bays if required), plus an additional 16 for the College / Workspace (to provide up to
29 disabled bays if required). No objections are raised in this respect although a monitoring
regime that details how demand for disabled will be monitored and additional bays provided
should form part of a Parking Management Plan (see Condition 35). Enforcement of parking
within the site should also be outlined within the Parking Management Plan as well.

11.19

Six motorcycle / moped parking spaces are proposed which are welcomed, to prevent ad hoc
parking within the public realm.

11.20

Cycle Parking

11.21

The college currently has 37 cycle parking spaces for both staff and students. 804 cycle
parking spaces are proposed, 363 of which are proposed within the landscaping of the site,

whilst the remaining spaces will be located internally. More than 25% of the provision is via
Sheffield stands which meets Lambeth’s emerging draft Local Plan standard.
11.22

The proposed split of short-stay and long-stay cycle parking provision for the staff and
students of the college (Blocks A, B and C) is outlined in table 3.2 of the transport
assessment. A total of 225 x short-stay and 245 long-stay spaces are proposed (total 470
spaces). According to the new London Plan, 1 space per 4 FTE staff + 1 space per 20 FTE
students are required for long-stay, and 1 space per 7 FTE students is required for short-stay
for universities and colleges. This would equate to 173 x long stay and 298 short-stay (total
470). Whilst there is therefore a smaller proportion of long-stay cycle parking than is required
under the new London Plan, TFL has not objected.

11.23

Regarding the Shared Workspace provision, 51 x long-stay and 9 x short-stay spaces are
proposed. Whilst this does fall short of the new London Plan cycle parking standard for B1
uses, which would require 61 x long-stay and 9 x short-stay spaces, the applicant has
indicated that the occupancy levels that has been modelled are robust and typical for B1
office densities and therefore the provision is appropriate. TFL officers has not objected.

11.24

With regard to the student accommodation, new London Plan standards require 272 long
term cycle parking spaces for use by residents of the student accommodation, plus a further
two short-stay spaces. However, the applicant proposes a phased approach whereby only
202 spaces are provided from the outset which equates to 0.74 spaces per bed. Should the
future demand require, land to the north of Store 2 has been safeguarded to allow for the
store to be extended to provide further parking for an additional 72 spaces. This approach is
supported in principle. However, a monitoring regime detailing how demand for cycle parking
will be monitored and additional spaces be provided will be required. Furthermore, the
provision of pool bikes for students have not been indicated and will need to be
accommodated in the scheme. Condition 34 will seek to ensure that adequate provision for all
users has been made.

11.25

Two external cycle stores are proposed using two tier cycle parking. Store 1 will be allocated
solely to the College and will accommodate 48 bicycles, whilst Store 2 will be split between
the College and the student accommodation and will accommodate up to 156 bicycles.
Shared provision within Store 2, while not ideal, is acceptable given the security
arrangements (separate access points etc). Included in the stores, for use of both college
students and staff, are lockers (one for each cycle parking) and a bike repair station that allow
for on-site repairs.

11.26

In relation to the need for additional cycle hire docking stations in the area, TfL has not
advised that there is/or would be a need.

11.27

Servicing

11.28

The draft Delivery and Servicing Management Plan has been updated to clarify and/or confirm
that maximum length of refuse vehicles can be restricted to less than 10.2m and its approach
for service delivery vehicle consolidation. As explained in paragraph 11.17, the transport officer
requires that the DSP indicates a specific target level for service vehicle consolidation. This
detail can be secured via an updated DSP which is secured by Condition 33.

11.29

Travel Plan

11.30

The applicant has submitted a Travel Plan Framework that has been assessed by the council’s
Travel Plan Coordinator (TPC). In principle, the TPC agrees with the key principles included to
encourage sustainable travel initiatives subject to further minor clarifications. An update to the
TPF has been requested and this will be secured (together with the requisite travel plan
monitoring fees) via a planning obligation (see section 14).

11.32

Construction Management

11.33

The applicant has submitted a draft CEMP, which proposes mitigation for minimising the
impacts of construction traffic on the local highway network and effects of construction on
neighbouring residential amenity, e.g., dust emissions and noise and vibration.

11.34

The applicants initially indicate that Brooklands Passage may need to close during
construction of Block C in Phase 3 for health and safety reasons. If that happens to be the
case, the proposed public realm will be completed by the end of Phase 1 which therefore
provides an alternative north-south route between Belmore Street and the streets to the north
(and vice versa).

11.35

Furthermore, the implications of construction vehicles accessing the site needs to be careful
consideration, particularly as they are proposed to be using the surrounding residential streets
for access. A final version of the CEMP has been requested by Condition 12 which will be
approved by the Local Planning Authority in consultation with TfL and in accordance with the
London Plan Policy 6.3.

11.36

All planning conditions requested by the Transport Officer (noted in paragraph 5.2.5 of the
report) are secured. The planning obligation requests and specifically the request for further
walking and cycling improvements has been addressed in the planning obligations section of
the report.

12.

Sustainable Design and Construction

12.1

Policy 5.2 of the London Plan and Draft New London Plan Policy SI2 relate to minimising CO2
emissions and requires any application to be supported by an energy statement that
illustrates the fullest contribution to minimising carbon dioxide emissions in line with the
London Plan energy hierarchy (Lean- Clean-Green). This is expressed in terms of the 2013
Building Regulations Part L, with an improvement of 35% from 2014-2016 (October) and zero
carbon thereafter. LLP Policy EN4: ‘Sustainable design and Construction’ requires
development to meet the highest standards of sustainable design and construction feasible,
relating to the scale- nature and form of the proposal. The LLP also requires the
demonstration of both non-residential and residential development to accord with BREEAM
requirements, expects demonstration of compliance at application stage through the
submission of ‘pre-assessments’

12.2

The proposed development has been accompanied by a site wide Energy Strategy
(incorporating a Sustainability Statement). Similarly, a site specific strategy and statement has
also been prepared for Block A (detailed element of hybrid application). The submission of
these are in accordance with LLP and London Plan policies and have been reviewed by the
Council’s sustainability advisors Bioregional.

12.3

The applicant’s site-wide Energy Strategy identifies that the development will aim to achieve a
site-wide carbon reduction of 44 % over the Part L 2013 Baseline, exceeding the 35%
reduction in CO2 emissions specified in the London Plan up to 2016. Broken down by each
use, the proposals achieve as follows: College - 36.5%; Workspace - 36.8% and the Student
Accommodation - 56.3%.

12.4

The GLAs request that the applicant demonstrate how it could improve energy efficiency at
the Be Lean stage to meet the higher reduction target (see new draft policy SI2 of the
London Plan) of 15% for Non-domestic developments is being discussed at the time of
writing. Officers will provide a further update to Members once the discussions have been
concluded.

12.5

With regard to the overheating/cooling strategies proposed site wide, detailed assessments
have been provided for the college and student accommodation. The strategy for the
campus and Block A indicates the following measures to reduce/manage overeating and
cooling of buildings:
 Use of energy efficient lighting and appliances and insulation to reduce heat loss;
 Implementing appropriate glazing that minimise solar glare while maintaining appropriate
levels of daylight and reveals that provide shading across the development;
 Exposed concrete soffits to retain efficient thermal mass;
 Natural ventilation through operable windows and opaque operable louvers for both
college and student accommodation; and
 Mechanical ventilation where deemed appropriate in all college buildings and student
accommodation.

12.6

In terms of the strategy for Block A and the student accommodation, the methodology used
is considered satisfactory by the council’s consultant sustainability advisor although advises
that some rooms in both uses would fail to meet the specified targets for managing heat
risks. They have also noted that the CIBSE compliance criteria set out in the GLA’s Energy
Assessment Guidance would be challenging to achieve. The GLA has cited similar concerns
and requests that additional measures to address future overheating is provided for its
satisfaction. A further update on this matter will be provided once discussions have been
concluded. Pending the outcome of the discussions, a planning condition to secure an
Overheating Assessment Report for college, student and workspace uses is recommended
(see Condition 42).

12.7

The scheme will have no combustion on-site with air source heat pumps providing low
temperature heating and cooling. This is a welcome approach as it aligns with the new
London Plan and the GLA’s Energy Assessment Guidance. Further, solar PV is proposed
for the roofs of all buildings. The applicant has advised that it has been in discussions with
ENGIE, the operators of the Embassy Quarter Heat Network (EQHN), and confirms that a
future connection will be investigated going forward with the air source heat pumps of
Lambeth College likely to be able to feed into the network. The commitment towards
achieving a future connection to the EQHN will be secured by planning obligation (see
section 14 of report).

12.8

All non-residential developments are required to meet at least BREEAM ‘Excellent’. The sitewide Energy Strategy suggests that a rating of ‘Excellent’ will be targeted for the scheme
although satisfactory information has not been provided. A further update on this particular
matter will be provided for Members.

13.

Other Matters

13.1

Secure By Design (SBD)

13.2

Policy Q3 requires development to be designed in a manner that does not engender
opportunities for crime or anti-social behaviour or create a hostile environment that would
produce fear of crime. Therefore development should not be permitted where opportunities for
crime are created or where it results in an increased risk of public disorder.

13.3

The Design Out Crime Officer has requested two planning conditions are imposed to ensure
SBD measures are embedded in the design of each block and that a final certificate has been
secured prior to occupation.

13.4

The applicant is satisfied with the first condition which seek SBD measures to be incorporated
in the design of each block although it does not support the need for final certification. From
discussions with the applicant, officers understand that the requirement for final certification
would be difficult to achieve due to the inconsistency in requirements for SBD and the
practical operational realities for education providers. Officers are satisfied with the
explanation and refer Members to Condition 38 that will secure full details of SBD measures
going forward.

13.5

Employment and Training

13.6

The proposed development would meet the threshold criteria that triggers the requirement for
an Employment and Skills Plan including financial contributions in line with the Employment
and Skills SPD. Both are recommended to be secured in a Section106 legal agreement (see
section 14 below).

14.

Planning Obligations and CIL

14.1

The LLP Policy D4 and Annex 10 sets out the Council’s policy in relation to seeking planning
obligations and the charging approaches for various types of obligation. For contributions that
are not covered by Annex 10, the Council’s approach to calculating contributions is guided by
the Development Viability SPD (adopted 2017) and the Employment and Skills SPD (adopted
2018).

14.2

The planning obligations that are proposed are considered necessary to make the
development acceptable in planning terms, are directly related to the development and are
fairly and reasonably related in kind and in scale to the development. They are therefore
compliant with the requirements of Regulation 122 of the Community Infrastructure Levy
Regulations 2010.

14.3

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

Planning Obligation Required

Other Relevant Information

Affordable Workspace

TBA with Applicant in accordance with new
Draft London Plan Policy E2.

Affordable Student Accommodation

35% target level to be provided in Block C.
Affordable rent levels to be at or below
55% of maximum maintenance loan -see
Mayors Annual Monitoring Reports.

Student Accommodation

Secure accommodation for students
studying at Lambeth College (and its
affiliate institutions).

Public Open Space

Access in perpetuity for public to all newly
created public realm spaces (College
Square and College Street).

Travel Plan Framework
Travel Plan Monitoring Fee

5 year minimum period
£5,300 plus £750 for each TP submitted

Additional bus service capacity

£255,000 (to be pro-rata in agreement with
applicant and GLA)
Belmore Street and surrounding roads
impacted TBA with LHA

S.278 Highway Works
Permit Free Parking
Local Public Realm Improvements

Contributions towards
extension/completion of Thessaly Road
segregated pedestrian and cycle way from
LB Wandsworth.
Enhancement to Brooklands Passage TBC

Employment and Skills Plan
Employment and Skills Contribution

Local Labour and Apprenticeships
£383,373. Phasing of payment TBC.

Connection to District Heat Network
(Embassy Quarter Heat Network)

Applicant to explore feasibility and
incorporate infrastructure in scheme
design.

S106 Monitoring Fee

Capped at 5% of total value of financial
contributions

14.4

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

14.5

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

14.6

Allocation of Lambeth 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.

15.

PLANNING BENEFITS

15.1

The redevelopment of the site delivers the following benefits:



The re-use of the site for education-led mixed uses;
Physical and environmental regeneration of the site and surroundings;









Modern well-designed/purpose built education building (Block A-NESC);
Affordable student accommodation (equivalent to 35%);
New employment space (incubator hub (Block D)) including provision for affordable
workspaces;
New publicly accessible spaces;
Provision of improved pedestrian and cycle links;
New jobs (through expansion of education use onsite and future shared workspace
building (Block D)); and
Associated construction jobs and training opportunities for local people.

16.

CONCLUSION

16.1

The proposals for the Lambeth College Nine Elms Campus to provide a mixed use offer
comprising a net increase in education floorspace (across Blocks A, B and C), student
accommodation (Block C) including an incubator/enterprise hub (Block D) is consistent with
key land use objectives for the site including Lambeth’s core strategic planning aim of
supporting further education providers to create centres of excellence within high quality
educational buildings so that they can continue to attract the investment and talent to the
borough. There is no in principle planning objection to the redevelopment of the site as
proposed.

16.2

The overall approach to the scale, layout and design of both Block A and outline elements
(Blocks B, C and D) is logical and ensures that they have an acceptable spatial relationship
with existing buildings in the immediate and surrounding area. Officers are also satisfied that
the proposals would cause no harm to designated and non-designated heritage assets,
strategic views and designated local views.

16.3

With regard to the quality of design proposed in the detailed part of the hybrid application
(Block A STEAM building, new public realm (College Square and College Street)), this aspect
demonstrates an exemplary approach to building design and place making. Whilst the
detailed design for outline elements are not to be agreed at this stage, the design quality
secured for Block A will set a benchmark upon which all future reserved matters applications
will be expected to follow and improve upon.

16.4

In terms of neighbouring amenities, the proposals have been designed sensitively (in terms of
the location of mass and height) to ensure that impacts on levels of privacy and outlook
including daylight and sunlight to adjoining residential uses are on balance acceptable.

16.5

The package of Section 106 obligations including affordable student accommodation;
affordable workspace in Block D; highway works to improve local public realm on Belmore
Street; contributions towards walking/cycling initiatives and an employment and skills plan to
support construction and end use opportunities from development are all relevant and pay full
regard to the statutory tests for Section 106 obligations set out in the Community
Infrastructure Levy (CIL) Regulations 2010. The development would also make contributions
towards Mayoral and Lambeth CIL. Officers consider that the obligations are essential to
ensuring the negative effects that arise from the development can be mitigated.

16.6

Officers consider that the development would be in general compliance with the development
plan for the Borough and that there are no material considerations of sufficient weight that
would dictate that the application should otherwise be refused. Officers are therefore
recommending approval of the scheme, subject to conditions (including securing Section 106
obligations) in accordance with the presumption in favour of sustainable development

conferred upon Local Planning Authorities by the National Planning Policy Framework
(NPPF), further to Stage 2 referral to the GLA.
17.

PROCEDURAL MATTERS

17.1

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

18.

EQUALITY DUTY AND HUMAN RIGHTS

18.1

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).

18.2

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.

18.3

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.

19.

RECOMMENDATION

1.

Resolve to grant outline and full details planning permission subject to the planning conditions
indicated at Appendix 1 and completion of an agreement under Section 106 of the Town and
Country Planning Act 1990 (as amended) containing the planning obligations listed in this report
and any direction as may be received following further referral to the Mayor of London.

2.

Agree to delegate authority to the Assistant Director of Planning, Transport and Development
to:
a. Finalise the recommended conditions as set out in this report, addendums and/or PAC
minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report, addendums
and/or PAC minutes pursuant to Section 106 of the Town and Country Planning Act 1990 (as
amended).

3.

In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Assistant Director of Planning, Transport
and Development, having regard to the heads of terms set out in this report, addendums and/or
PAC minutes, to negotiate and complete a document containing obligations pursuant to Section

106 of the Town and Country Planning Act 1990 (as amended) in order to meet the requirement
of the Planning Inspector.
4.

In the event that the Section 106 Agreement is not completed within 6 months of a committee
resolution, 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 matters as identified in this report, addendums and/or the PAC minutes.

APPENDICES
Appendix 1: Planning Conditions
N.B. (Draft decision notice to be provided)

Relevant time periods
1. The commencement of development of Block A for which full planning permission is given
(and as shown as Phase 1 on indicative phasing plan drawing no TM372-L05-C) 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.
Reason: For the avoidance of doubt and in the interests of proper planning.
2. Details of the following reserved matters in relation to the outline component of this hybrid
application (Blocks B, C and D shown respectively as Phases 2, 3, and 4 on indicative
phasing plan drawing nos. TM37-L06, TM37- L07 and TM37-L08) shall be submitted to and
approved in writing by the Local Planning Authority before this part of the development is
implemented. The development shall be carried out as approved.
a)Appearance.
b)Layout.
d)Scale.
Reason: To accord with the provisions of the Town and Country Planning Act (General
Development Procedure Order) 1995 as amended and to enable the Local Planning Authority to
retain adequate control over the proposed development.
3. Application for the approval of all the reserved matters in relation to the outline component of
this hybrid application (Blocks B, C and D shown on indicative phasing plan dwg nos. TM37L06, TM37- L07 and TM37-L08) and referred to in the preceding condition must be made not
later than the expiration of three years from the date of this decision notice.
Reason: To comply with the requirements of Section 92(2)(a) of the Town and Country Planning
Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).
4. The commencement of development in relation to the outline component of this hybrid
application (Blocks B, C and D shown respectively as Phases 2,3 and 4 on indicative phasing
plan dwg nos. TM37-L06, TM37- L07 and TM37-L08) to which this permission relates must be
begun not later than whichever is the later of the following dates:
(i)
The expiration of five years from the date of this decision notice.
(ii)
The expiration of two years from the final approval of the reserved matters, or in
the case of approval on different dates, the final approval of the last such matter to be
approved.
Reason: To comply with the requirements of Section 92(2)(b) of the Town and Country Planning
Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).

Approved drawings
5. The development hereby permitted shall be carried out in accordance with the approved
plans and documents listed in this notice, other than where those details are altered pursuant
to the requirements of the conditions of this planning permission.

Reason: Otherwise than as set out in the decision and conditions, it is necessary that the
development be carried out in accordance with the approved plans for the avoidance of doubt
and in the interests of proper planning.
6. The Parameter Plans submitted pursuant to the hybrid application details hereby approved
shall be strictly adhered to unless otherwise agreed in writing by the Local Planning Authority.
Reason – To ensure that the scheme is delivered in accordance with the key development
principles.
Design & Appearance
Design Code
7. All reserved matters application(s) submitted for each part and/or phase of development
shall ensure that it demonstrates full compliance with the key development principles set out
in Section 4.8 of Chapter 4 of the Design and Access Statement (June 2019) unless otherwise
agreed in writing by the Local Planning Authority.
Reason: In the interest of ensuring a high quality form of development and to accord with
paragraph 127 of the National Planning Policy Framework and the aims and objectives of the
Lambeth Local Plan.
External Materials (Elevations)
8. Before development commences in each part and/or relevant phase (above ground
development only) the following details of the materials to be used in the external elevations
of the relevant phase and/or part of the development shall be provided to and approved in
writing by the local planning authority. The development hereby permitted shall be thereafter
built in accordance with the approved details for that phase. The following details are required:
a) a technical specification schedule of the materials
b) a sample panel to be provided on site
c) a photographic record of the sample panels, taken on site at midday
Reason: To ensure that the external appearance of the building is satisfactory (policies Q2,
Q7 and Q8 of the London Borough of Lambeth Local Plan (2015)).
External Materials (All Other)
9. Notwithstanding the details shown on the approved and illustrative drawings and prior to
the commencement of above ground construction works of each part and/or relevant phase
of development hereby permitted, details of the following shall be submitted to and approved
in writing by the Local Planning Authority. The development hereby permitted shall be
thereafter built in accordance with the approved details for the relevant phase.
a)
Details of windows: drawn elevation schedules at 1:20 or 1:25 and detail sections at
a scale of 1:5External doors and entrances: drawn elevation schedules at 1:20 or 1:25 and
detail sections at a scale of 1:5
b)
Details of boundary treatments including external walls, fences and gates
c)
Roof and parapets
d)
Details of balconies, balustrades and terraces
e)
Details of canopies
f)
Rainwater goods
Reason: To ensure that the external appearance of the buildings is satisfactory and that it
protects or enhances the character and appearance of the local area. (Policies Q5, Q7 and
Q8 of the Lambeth Local Plan (2015)).

Hard & Soft Landscaping
10. Prior to commencement of above ground works of each phase of development a hard and
soft landscaping scheme for all communal external amenity areas 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.
Proposals for plant and tree maintenance.
e.
The type and location of paving materials.
f.
Design and location of seating and other street furniture.
g.
Lighting of all external public areas.
h.
Any physical infrastructure that will facilitate cycling through the site.

All landscaping shall be maintained to the satisfaction of the local planning authority in
perpetuity, such maintenance to include the replacement of any plants/trees that die, or are
severely damaged, seriously diseased, or removed, upkeep of ground surfaces and hard
landscaping features as well as cleaning schedule to include removal of graffiti/chewing gum.
Reason: In order to introduce high quality 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 Q9 of the Lambeth Local Plan 2015)).

Environmental management
Construction sequencing
11. Construction works (with the exception of site investigation works) shall not be commenced
until a construction sequencing plan for the relevant part and/or phase of the development has
been submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure that the development sequencing and provision of detailed design
information occurs in a satisfactory order.
Construction and Environmental management Plan
12. Before the relevant part and/or phase of development commences a Construction and
Environmental Management Plan (CEMP) shall be submitted and approved in writing by the
local planning authority in consultation with Transport for London. The CEMP shall include
details of the following relevant measures:
i. An introduction consisting of construction phase environmental management plan,
definitions and abbreviations and project description and location;
ii. A description of management responsibilities including complaint recording and
management;
iii. A description of the construction programme which identifies activities likely to cause high
levels of noise or dust;
iv. Site working hours and a named person for residents to contact;
v. Detailed site logistics arrangements;

vi. Details regarding parking, deliveries, and storage;
vii. Details regarding dust and noise mitigation measures to be deployed including
identification of sensitive receptors, and arrangements for ongoing continuous monitoring and
provision of monitoring results to the Local Planning Authority;
viii. Details of site delivery hours and other measures to mitigate the impact of construction on
the amenity of the area and safety of the highway network; and
ix. Communication procedures with the LBL and local community regarding key construction
issues – newsletters, fliers etc.
The construction shall thereafter be carried out in accordance with the details and measures
approved in the CEMP for the related phase, unless the written consent of the Local Planning
Authority is received for any variation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the
amenities of adjoining occupiers and of the area generally, and to avoid unnecessary hazard
and obstruction to the public highway (Policies EN4 (Sustainable Design and Construction),
EN7 (Sustainable Waste Management) & T8 (Servicing) - Lambeth Local Plan 2015).

Construction Logistics Plan
13. Before the relevant part and/or phase of development commences a construction logistics
plan will be submitted to the Local Planning Authority for its agreement in writing. The plan
shall detail the arrangements for:
a) the parking of vehicles of site operatives and visitors;
b) loading and unloading of plant and materials;
c) storage of plant and materials used in construction the development;
d) the erection and maintenance of security hoardings including decorative displays and
facilities for public viewing;
e) wheel washing facilities; and
f) a scheme for recycling/disposing of waste resulting from demolition and construction works.
g) measures for the control and reduction of dust
h) measures for the control and reduction of noise and vibration.
The construction of the development shall be carried out in accordance with the plan so
agreed.
Reason: To ensure that measures are put in place to manage and reduce noise and vibration
impacts during construction and to safeguard the amenity of neighbouring occupiers, in
accordance with Policies 7.14 and 7.15 of the London Plan (2016) and Policy DM1 of the
Development Management Policies Local Plan (2013) and to ensure that the transport network
impact of demolition and construction work associated with the development is managed in
accordance with Policy 6.3 of the London Plan (2016).
Site Management Plan
14. Prior to the commencement of above ground works of each relevant part and/or phase of
development, a site management plan shall be submitted to and approved in writing by the
local planning authority. The development hereby permitted shall be thereafter undertaken in
accordance with the approved details.
Reason: To avoid hazard and obstruction being caused to users of the public highway and to
safeguard residential amenity.
Archaeological Investigation
15. A) No development in the relevant part and/or phase other than demolition to existing
ground level shall take place until a programme of archaeological evaluation site work has
been secured in accordance with a Written Scheme of Investigation which has been submitted
by the applicant and approved by the local planning authority in writing.
B) Under Part A, the programme of archaeological evaluation shall be implemented in
accordance with a Written Scheme of Investigation.

C) A report of the evaluation results will be submitted for approval by the local planning
authority which will be given in writing.
D) Dependent upon the results presented under Part C, no development
other than demolition to existing ground level shall take place until the implementation of a
programme of archaeological mitigation site work in accordance with a Written Scheme of
Investigation which has been submitted by the applicant and approved by the local planning
authority in writing.
E) Under Part D, a programme of archaeological mitigation shall be implemented in
accordance with a Written Scheme of Investigation.
F) The site investigation and post-investigation assessment will be completed prior to one year
post the completion date of the development as defined by the borough building regulation
officer, in accordance with the programme set out in the Written Scheme of Investigation
approved under Parts A and D, and the provision for post investigation assessment, analysis,
publication via the Battersea Channel Project report and dissemination of the non-Battersea
Channel Project archaeological results and archive deposition has been secured.
Reason: Heritage assets of archaeological interest may survive on the site. The planning
authority wishes to secure the provision of appropriate archaeological investigation, including
the publication of results, in accordance with Section 12 of the NPPF.
Water Infrastructure Supply
16. No blocks/properties shown in each phase of development shall be occupied until
confirmation has been provided that all water network upgrades required to accommodate the
additional flows from the development have been completed.
Reason: The development may lead to no / low water pressure and network reinforcement
works are anticipated to be necessary to ensure that sufficient capacity is made available to
accommodate additional demand anticipated from the new development”.
Sustainable Urban Drainage Strategy

17. No development shall commence on site until a detailed Sustainable Drainage System
(SuDS) Strategy document for the final surface water management system has been provided
for approval by the Local Planning Authority. The document must demonstrate the technical
feasibility/viability of the development’s surface water drainage system through the use of SuDS
to manage the flood risk to the site and elsewhere during and post construction; and the
measures taken to manage the water quality for the life time of the development. The SuDS
Strategy must include but not limited to:
-

-

-

-

An assessment of the surface water drainage system’s ability to discharge at the
equivalent greenfield rate and volume. Should reducing the discharge rate to a figure
more in line with the greenfield equivalent be deemed unachievable please provide an
explanation supported with evidence.
Confirmation of the method of surface water discharge/disposal and demonstration of its
technical feasibility.
Detailed design and plan of the development’s surface water management system and
associated pipework, including cross-section and long-sections of the surface water
drainage infrastructure.
A demonstration of the surface water management system’s capability to manage all
storms up to and including the 1% Annual Exceedance Percentage (AEP) event critical
storm with an appropriate climate change factor.
Detail and efficacy of the measures to manage the site’s water quality and runoff volume
for the lifetime of the development.
A Timetable of implementation for the surface water management system, including the
measures used to manage surface water runoff rates and quality during construction.

The approved scheme for the surface water drainage shall be carried out in accordance with
the approved details before the development is first put in to use/occupied.
Reason: To ensure the development is provided with a satisfactory means of drainage and in
the interests of securing a more sustainable development and to reduce the impact of flooding
both to and from the development in accordance with Policies 5.12 and 5.13 of the London Plan
(2015) and Policies EN5 and EN6 of the Lambeth Local Plan (September 2015). It is important
that these details are agreed prior to the commencement of development as any works on site
could have implications on flood risk.
Sustainable Urban Drainage Management Plan
18. Each part and/or relevant phase of development shall only be occupied when 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) has been
submitted to and approved in writing by the Local Planning Authority. The approved SUDS
maintenance plan shall be implemented as agreed for each phase 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).
Flood Risk Mitigation (Residential)
19. The finished floor levels for all sleeping accommodation must be set no lower than 4.05
metres above Ordnance Datum (mAOD).
Reason: To reduce the risk of flooding to the development and occupants. The modelled
maximum likely water level (MLWL) for 2100 is 4.05mAOD.
Contamination Risk
20. Prior to the commencement of the relevant part and/or phase of development approved
the following components of a scheme to deal with the risks associated with contamination of
the site shall each be submitted to and approved, in writing, by the local planning authority:
1) a site investigation scheme, based on the submitted 'preliminary environmental risk
assessment' (PRA) by Roberts Environmental (dated February 2019; reference 190111.R.005
V5.0), to provide information for a detailed assessment of the risk to all receptors that may be
affected, including those off site;
2) the results of the site investigation and detailed risk assessment referred to in (1) and, based
on these, an options appraisal and remediation strategy giving full details of the remediation
measures required and how they are to be undertaken;
3) a verification plan providing details of the data that will be collected in order to demonstrate
that the works set out in the remediation strategy in (2) are complete and identifying any
requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements
for contingency action.
Any changes to these components require the express consent of the Local Planning
Authority. The scheme shall be implemented as approved.
Reason: For the protection of controlled waters. The site is located over a Secondary Aquifer
and within SPZ2, and it is understood that the site may be affected by historic contamination.

Drainage Systems (Infiltration of ground other than in accordance with SuDS)
21. Whilst the principles and installation of sustainable drainage schemes 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 protect the underlying groundwater from the risk of pollution. Infiltrating water has
the potential to cause remobilisation of contaminants present in shallow soil/made ground
which could ultimately cause pollution of groundwater.
Further contamination (previously not found)
22. 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: There is always the potential for unexpected contamination to be identified during
ground works, particularly during renovation of the lower ground floor (basement) level. We
should be consulted should any contamination be identified that could present an
unacceptable risk to Controlled Waters. (Policies 5.14 and 5.21 of the London Plan (2011)
Piling & Foundation Design
23. Piling or any other foundation designs using penetrative methods shall not be permitted
other than with the express written consent of the Local Planning Authority, which may be
given for those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to groundwater. The development shall be carried out in accordance with
the approved details.
Reason: The developer should be aware of the potential risks associated with the use of piling
where contamination is an issue. Piling or other penetrative methods of foundation design on
contaminated sites can potentially result in unacceptable risks to underlying groundwaters.
We recommend that where soil contamination is present, a risk assessment is carried out in
accordance with our guidance 'Piling into contaminated sites'. We will not permit piling
activities on parts of a site where an unacceptable risk is posed to controlled waters.
External Lighting (Public Realm etc)
24. Prior to occupation of the relevant part and/or phase of development, 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 scheme shall be designed such that light does
not exceed 10 lux at the boundary of the development.
The lighting scheme shall be implemented in accordance with the approved details and the
applicant shall appoint a suitably qualified member of the institute of lighting professionals
(ILP) to validate that the lighting scheme as installed conforms to the recommendations for
environmental zone E3 in the ILP document "Guidance Notes for the Reduction of Obtrusive
Light GN01:2011
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).

Waste Storage & Recycling
25. Prior to the occupation of the relevant building within each phase of development hereby
permitted, details of waste and recycling storage for the development shall be submitted to
and approved in writing by the local planning authority. The waste and recycling storage shall
be provided in accordance with the approved details prior to the commencement of the use
hereby permitted, and shall thereafter be retained solely for its designated use. The waste and
recycling storage areas/facilities should comply with Lambeth's 'Waste and Recycling Storage
and Collection Requirements: Technical Specification for Architects & Developers' (October
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. (Policy
Q12 of the Lambeth Local Plan (2015)).
Waste Strategy (Whole Site)
26. Prior to the occupation of the relevant building within each phase of development hereby
permitted, a Waste Management Strategy shall be submitted to and approved in writing by the
local planning authority. The development hereby permitted shall be built in accordance with
the approved details and shall thereafter be retained solely for its designated use. The use
hereby permitted shall thereafter be operated in accordance with the approved Waste
Management Strategy. The Waste Management Strategy will align with Lambeth's 'Waste and
Recycling Storage and Collection Requirements: Technical Specification for Architects &
Developers' (October 2013).
Reason: To ensure that adequate provision is made for the storage of refuse, the disposal of
waste and the provision of recycling facilities on the site and in the interests of the amenities
of the area.
Dust Management Plan
27. Before development commences in each relevant phase the applicant shall provide full
details of the proposed mitigation measures for impact on air quality and dust emissions, in
the form of an Air Quality and Dust Management Plan (AQDMP), have been submitted to
and approved in writing by the local planning authority. In preparing the AQMDP the
applicant should follow the guidance on mitigation measures for Medium Risk sites set out in
Appendix 7 of the Control of Dust and Emissions during Construction and Demolition SPG
2014. Both ‘highly recommended’ and ‘desirable’ measures should be included. The
AQDMP can form part of the Construction Environmental Management Plan (CEMP).The
AQDMP shall include the following for each relevant phase of work (demolition, earthworks,
construction and trackout):

A summary of work to be carried out;

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;

Inventory and timetable of all dust and NOx air pollutant generating activities;

List of all dust and emission control methods to be employed and how they relate to
the Air Quality (Dust) Risk Assessment;

Details of any fuel stored on-site;

Details of a trained and responsible person on-site for air quality (with knowledge of
pollution monitoring and control methods, and vehicle emissions);

Summary of monitoring protocols and agreed procedure of notification to the local
authority; and

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.

Reason: To minimise increased exposure to existing poor air quality and make provision to address
local problems of air quality (particularly within AQMAs) (policy 7.14 of the London Plan 2015.)

Air Quality (Non-road mobile machinery)
28. Before development commences in each relevant phase the applicant shall confirm that
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.
Residential Amenity Protection
Internal and external plant
29. Prior to the commencement of the relevant part and/or phase of development, full details
(including elevational drawings) and a tabulated Schedule of any proposed internal and
external plant equipment and trunking, including building services plant, ventilation and
filtration equipment and commercial kitchen exhaust ducting / ventilation, shall be submitted
to and approved in writing by the Local Planning Authority. All flues, ducting and other
equipment shall be installed in accordance with the approved details prior to the use
commencing on site and shall thereafter be maintained in accordance with the manufacturer's
instructions.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2
of the London Borough of Lambeth Local Plan (2015)).
Acoustic impacts of plant
30. The use and/or the operation of any building services plant relating to each relevant phase
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 5db less than background (other
than emergency plant which shall be separately controlled). The use hereby permitted, or 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)).
Attenuation of noise and vibration from plant equipment
31. Prior to the commencement of the relevant part and/or phase of development permitted, a
scheme of noise and vibration attenuation and ventilation shall be submitted to and approved
in writing by the Local Planning Authority. The scheme shall achieve the habitable, commercial
and educational room standards as detailed in BS8233:2014 and Building Bulletin 93 Acoustic
Design of Schools (BB93), with no relaxation for exceptional circumstances including suitable
consideration of night time Lmax from the new Covent garden market site on residential
occupiers and must include details of post construction validation. The approved noise and
vibration attenuation measures shall thereafter be retained and maintained in working order
for the duration of the uses in accordance with the approved details.

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

Wind Microclimate Effects
32. Prior to the commencement of the relevant part and/or phase of development (above
ground works only), a detailed scheme of mitigation of the impact of the development hereby
permitted on local wind microclimate shall be submitted to and approved in writing by the Local
Planning Authority. The scheme shall specifically consider screening and hard landscaped
protection in seating standing and doorway areas identified as requiring mitigation in the
Windtech Pedestrian Level Wind Microclimate Assessment reference WE594-02F02(rev1).
The scheme shall take account of BRE Digest DG520 (Wind Microclimate around Buildings)
and shall include elevational drawings and any further supporting assessment to demonstrate
that all external spaces achieve the relevant standards set out in the Lawson Comfort Criteria,
allowing for cumulative development.
The scheme of mitigation shall be implemented in accordance with the approved details and
mitigation measures, and they shall be fully installed prior to occupation and permanently
retained and maintained for the duration of the use and their operation. Any variation to the
layout or built form of the development shall be accompanied by a revised Wind Microclimate
Assessment which details any additional identified adverse wind microclimate impacts. Any
additional steps required to mitigate these impacts shall be detailed and implemented, as
necessary. The revised assessment shall be submitted to and approved by the Local Planning
Authority and the details as approved shall thereafter be permanently retained.
Reason: To avoid unacceptable detriment of the amenities of future occupiers or of the area
generally (Policy Q2 (Amenity) – Lambeth Local Plan 2015) and in accordance with policy 7.6
of the Mayors London Plan.
Transport
Delivery & Servicing Management Strategy
33. Prior to the occupation of the relevant building in each phase of development hereby
permitted, a delivery and servicing management plan/strategy shall be submitted to and
approved in writing by the local planning authority. The uses hereby permitted shall thereafter
be operated in accordance with the approved details for each phase. The submitted details
must include the following:
a) frequency of deliveries to the site;
b) frequency of other servicing vehicles such as refuse collections;
c) dimensions of delivery and servicing vehicles;
d) proposed loading and delivery locations; and
e) a strategy to manage vehicles servicing the site, including through the use of procurement
/ consolidation
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2
of the London Borough of Lambeth Local Plan (2015) and to limit the effects of the increase
in travel movements (policies T1, T6 and T8 of Lambeth Local Plan 2015).

Cycle parking
34. Prior to the occupation of the relevant building in each phase, full details of cycle parking
and storage (including temporary phased cycle provision) shall be submitted to and
approved in writing by the Local Planning Authority. Cycle parking information shall include
adequate provision for student pool bikes. 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 Policy Q13 of the Lambeth Local Plan (2015) and Policy 6.9 of the London Plan
(2016)).
Car parking management plan
35. Prior to the occupation of the relevant building in each phase of development hereby
permitted, a car park management strategy/plan shall be submitted to and approved in
writing by the local planning authority. Access and use of parking spaces shall thereafter be
carried out solely in accordance with the approved details. This will include details of the
monitoring of demand for and implementation of additional disabled parking spaces on site.
Reason: To ensure that vehicular movements from the development are appropriate and to
limit the effects of the increase in travel movements.
New accesses (to be approved)
36. Prior to the commencement of the development (works above ground only), details of
proposed new accesses to the site shall be submitted to and approved in writing by the local
planning authority. No part of Block A (Phase 1) shall be occupied until the new means of
access has been sited, laid out and constructed in accordance with the approved details.
Reason: In order to minimise danger, obstruction and inconvenience to users of the highway
and of the access.
Wayfinding Measures
37. An inclusive signage/advertisement strategy for each phase detailing appropriate signage,
communication and wayfinding measures through the site shall be submitted and approved in
writing by the LPA prior to occupation of the buildings in that relevant part /and/or phase of the
development. All signage/advertisement shall be displayed in accordance with the approved
strategy unless otherwise agreed in writing by the Local Planning Authority.
Reason: To improve legibility throughout the site and wider Vauxhall area.

Secure by Design
38. The development hereby permitted shall incorporate security measures to minimise the
risk of crime and to meet the specific security needs of the development in accordance with
the principles and objectives of Secured by Design. Details of these measures shall be
submitted to and approved in writing by the local planning authority prior to commencement
of the relevant part and/or phase of development and shall be implemented in accordance
with the approved details prior to occupation.
Reason: To ensure that the development maintains and enhances community safety (policy
Q3 of the London Borough of Lambeth Local Plan (2015)).

Sustainable Design

Sustainability statement
39. Before development commences (above ground only) in each relevant part and/or
phase, a report demonstrating how the principles outlined within the approved Sustainability
Statement with regard to materials sourcing and selection have been adopted should be
submitted to and approved in writing by the Local Planning Authority. These principles
include how materials that are locally sourced, made from recycled materials, are durable
and have a low whole life

carbon have been prioritised.
Reason: The details are required ahead of work commencing to ensure that construction is
undertaken in a way which ensures that the objectives of sustainable development identified
in London Plan (2016) Policies 5.1, 5.2 and 5.3 and Policy EN4 of the Lambeth Local Plan
(2015) can be achieved.
Construction waste management strategy
40. Before each part and/or phase of development commences (above ground works only), a
Construction Waste Management Plan demonstrating how waste from demolition and
construction will be minimised in line with the waste hierarchy with minimal disposal to landfill
should be submitted to and approved in writing by the Local Planning Authority.

Reason: The details are required ahead of work commencing to ensure that construction is
undertaken in a way which ensures that the objectives of sustainable development identified
in London Plan (2016) Policy 5.18 and Policy EN4 of the Lambeth Local Plan (2015) can be
achieved.
Construction waste management (post construction)

41.Prior to first occupation of the buildings in each relevant phase of development, a Post
Construction Waste Management Report must be submitted to and approved in writing by the
Local Planning Authority demonstrating how construction waste recycling has been maximised
with details of waste stream quantities and final waste destinations provided using waste
transfer notes.
Reason: The details are required ahead of work commencing to ensure that construction is
undertaken in a way which ensures that the objectives of sustainable development identified
in London Plan (2016) Policy 5.18 and Policy EN4 of the Lambeth Local Plan (2015) can be
achieved.

Overheating and cooling
42. Before the commencement of the Outline phases of the development (Blocks B, C and D)
(above ground works only) an Overheating Assessment Report shall be submitted showing
that the risk of overheating has been reduced in line with the Mayor’s cooling hierarchy and
demonstrating compliance with CIBSE TM52/TM59 and TM49.
Reason: To ensure the design of the development reduces (as far as is possible) the potential
for overheating and reliance on air conditioning systems in accordance with Policy 5.9 of the
London Plan.
Green roofs (Block A only)
43. Prior to the installation of the green roof relating to Block A (Phase 1), a detailed
specification of the green roof should be submitted to and approved in writing by the local
planning authority. The specification shall include details of the quantity, size, species, position
and the proposed time of planting of all elements of the green roof, together with details of
their anticipated routine maintenance and protection for the lifetime of the development. The
green roof shall only be installed and thereafter maintained in accordance with the
approved details.
Reason: In order to promote biodiversity and rainwater attenuation on the site. (Policy 5.11 of
the London Plan (2016) and Policy EN4 of the Lambeth Local Plan (2015)).

Green roofs (Blocks B,C and D)
44. Prior to the commencement of above ground works for Blocks B, C and D, a detailed
feasibility study for green roofs must be submitted to and approved in writing by the Local
Planning Authority. If the study demonstrates that Block B, C or D has the capacity for a green
roof, a specification shall be agreed in writing with the Local Planning Authority. The green
roof to the approved specification must be installed and rendered fully operational prior to the
first occupation of the buildings hereby granted consent and retained and maintained
thereafter.
Reason: In order to promote biodiversity and rainwater attenuation on the site. (Policy 5.11 of
the London Plan (2016) and Policy EN4 of the Lambeth Local Plan (2015)).

Photovoltaic installation (Block A only)
45. Prior to the first occupation of any part of Block A (Phase 1), information showing the siting,
size, number and design of the photovoltaic (PV) arrays and air source heat pumps, 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 can positively contribute towards minimising
carbon emissions in accordance with Policy EN3 of the Lambeth Local Plan 2015 and
secure a satisfactory external appearance that does not detract from the character and
visual amenity of the area in accordance with Policies Q5, Q6, Q7, Q8 and Q26 of the
Lambeth Local Plan (September 2015).
Photovoltaic installation (Blocks B, C and D)

46. Prior to the first occupation of any part of Blocks B, C and D (Phases 2,3 and 4), a scheme
showing the siting, size, number and design of the photovoltaic (PV) arrays and air source
heat pumps, 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 can positively contribute towards minimising
carbon emissions in accordance with Policy EN3 of the Lambeth Local Plan 2015 and
secure a satisfactory external appearance that does not detract from the character and
visual amenity of the area in accordance with Policies Q5, Q6, Q7, Q8 and Q26 of the
Lambeth Local Plan (September 2015).
Energy Efficiency In accordance Energy Strategy
47. Before the commencement of above ground works of the Outline phases of the
development (Blocks B, C and D), Design Stage SBEM calculations as an output of the
National Calculation Method for the relevant phase of development should be submitted to
and approved in writing by the Local Planning Authority demonstrating that the blocks will be
constructed in accordance with the approved Energy Strategy (Nine Elms Campus).
Reason: The details are required ahead of work commencing to ensure that construction is
undertaken in a way which does not preclude incorporation of energy efficiency measures. The
condition is necessary to ensure that the achievement of the objectives of sustainable
development identified in London Plan (2016) Policies 5.1, 5.2 and 5.3 and Policy EN4 of the
Lambeth Local Plan (2015).

Energy Efficiency (Post construction)
48. Prior to first occupation of the relevant part and/or phase of development, As Built SBEM
calculations as an output of the National Calculation Method for the relevant phase of
development should be submitted and approved in writing by the Local Planning Authority
demonstrating that the blocks were constructed in accordance with the approved Energy
Strategy (Nine Elms Campus).
Reason: The details are required ahead of work commencing to ensure that construction is
undertaken in a way which does not preclude incorporation of energy efficiency measures. The
condition is necessary to ensure that the achievement of the objectives of sustainable
development identified in London Plan (2016) Policies 5.1, 5.2 and 5.3 and Policy EN4 of the
Lambeth Local Plan (2015).
Biodiversity enhancements
49. Before development commences in each part and/or relevant phase the applicant shall
provide a detailed scheme for the enhancement of biodiversity (to include timescales for
implementation and future management) and shall be submitted to and approved in writing by
the Local Planning Authority. The approved scheme of enhancements shall be implemented
in accordance with the approved details and thereafter so retained.
Reason: To identify and ensure the survival and protection of important species and those
protected by legislation that could be adversely affected by the development, having regard to
Policy D4 of the Lambeth Local Plan (2015) and Policy 7.19 of the London Plan (2016).
Miscellaneous/Other
Wheelchair Accessible (Student Accommodation)
50. At least 10% of the student accommodation flats in Block C (Phase 3) hereby permitted
shall be designed so that they can be easily adaptable to meet the Wheelchair Housing
standard.
Reason: To secure appropriate access for disabled people, older people and others with
mobility constraints (policies 3.8 of the London Plan (2015) and Q1 of the London Borough of
Lambeth Local Plan (2015) and the guidance in the London Plan Housing SPG (2012)).
Solar Glare/Reflection
51. Before development commences in each part and/or relevant phase the applicant shall provide a
details/scheme for reducing solar reflectivity/glare from buildings for approval in writing by the Local
Planning Authority. The details approved shall be strictly complied with thereafter.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2
of the London Borough of Lambeth Local Plan (2015)).
Hoardings
52. Within 9 months of the date of this decision letter, the applicant shall submit details of all
areas/phases to be enclosed by hoardings including a specification to maintain and/or enhance their
visual appearance until such time the respective development of the site commences.
Reason – In the interests of ensuring health and safety including visual amenities of the area are not
compromised.

Informatives
1. Written schemes of investigation will need to be prepared and implemented by a suitably
qualified archaeological practice in accordance with Historic England Greater London
Archaeology guidelines.
2. The Battersea Channel Project is defined by the Historic England over-arching brief
supported 10 June 2014 by Wandsworth and Lambeth Local
Planning Authorities.
3. Only Section F of the archaeology condition will remain after the completion of the
archaeological site work stages.
4. The proposed development is located within 15m of our underground water assets and as
such we would like the following informative attached to any approval granted. The proposed
development is located within 15m of Thames Waters underground assets, as such the
development could cause the assets to fail if appropriate measures are not taken. Please read
our guide ‘working near our assets’ to ensure your workings are in line with the necessary
processes you need to follow if you’re considering working above or near our pipes or other
structures.
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-yourdevelopment/Working-near-or-diverting-our-pipes.
Should you require further information please contact Thames Water.
developer.services@thameswater.co.uk

Email:

5. There are water mains crossing or close to your development. Thames Water do NOT
permit the building over or construction within 3m of water mains. If you're planning significant
works near our mains (within 3m) we’ll need to check that your development doesn’t reduce
capacity, limit repair or maintenance activities during and after construction, or inhibit the
services we provide in any other way. The applicant is advised to read our guide working near
or
diverting
our
pipes.
https://developers.thameswater.co.uk/Developing-a-largesite/Planning-your-development/Working-near-or-diverting-our-pipes
6. For information on the NRMM Low Emission Zone requirements please visit
‘http://nrmm.london/nrmm
7. The applicant shall submit a fire statement to the Local planning Authority for each phase
of development and shall be produced by a third party suitably qualified assessors.

Drawings and Documents
2764_GAD_100000 Rev H; 2764_GAD_100002 Rev Q; 2764_GAD_100101 Rev E;
2764_GAD_100102 Rev E; 2764_GAD_100103 Rev E; 2764_GAD_100104 Rev
D;2764_GAD_100105 Rev E;2764_GAD_100106 Rev E; 2764_GAD_100107 Rev D;
2764_GAD_100108 Rev D; 2764_GAD_120000 Rev P; 2764_GAD_120001 Rev P;
2764_GAD_120002 Rev P; 2764_GAD_120003 Rev N;2764_GAD_120004 Rev N;
2764_GAD_120005 Rev N; 2764_GAD_120006 Rev N;2764_GAD_120007 Rev N;
2764_GAD_120008 Rev N;2764_GAD_120009 Rev N; 2764_GAD_120010 Rev N;
2764_GAD_120011 Rev J; 2764_GAD_140000 Rev H; 2764_GAD_140001 Rev H;
2764_GAD_140002 Rev H; 2764_GAD_140003 Rev H; 2764_GAD_140101 Rev E;
2764_GAD_140103 Rev E; 2764_GAD_140105 Rev E; 2764_GAD_140106 Rev A;
2764_GAD_140107 Rev A; 2764_GAD_140108 Rev A; 2764_GAD_140200 Rev D;
2764_GAD_140201 Rev D: Bay; 2764_GAD_140202 Rev D; 2764_GAD_140203 Rev D;
2764_GAD_150000 Rev F; 2764_GAD_150001 Rev F; 2764_GAD_150002 Rev F;
2764_GAD_150003 Rev E; 2764_GAD_150004 Rev E; TM372-LO1 Rev B; TM372-LO2 Rev B;
TM372-LO3 Rev B; TM372-LO4 Rev B; TM372-LO5 Rev C; TM372-L06;TM372-L07; and TM372-L08.

1

Design and Access Statement (including detailed Landscape information prepared by Turkington
Martin) prepared by Architecture PLB (2764_Ref_610000 June 2019)

2

Planning Statement (dated July 2019) prepared by Lichfields;

3

Transport Assessment (Version 06) and Supplementary Technical Note (dated November 2019)
prepared by Curtins;

4

Draft Construction Environmental Management Plan prepared by Blue Sky Building (dated May
2019);

5

Framework Travel Plan (Revision 04) prepared by Curtins;

6

Site Waste Management Plan (Revision 05) prepared by Curtins;

7

Delivery and Servicing Plan (Revision 06) prepared by Curtins;

8

Daylight and Sunlight Assessment (dated July 2019) prepared by Lichfields;

9

Townscape and Visual Appraisal (dated July 2019) prepared by Lichfields;

10 Statement of Community Engagement (dated July 2019) prepared by Lichfields;
11 Heritage Impact Assessment (dated July 2019) prepared by Lichfields;
12 Ground Contamination Assessment (Revision 05) prepared by Roberts Environmental Ltd;
13 Environmental Noise Assessment (E18026/ENS/R1-A) prepared by Adnitt Acoustics;
14 Air Quality Assessment (J3535A11/F4, dated June 2019) prepared by Air Quality Consultants;
15 Wind Study (WE594-02F02 Revision 1) prepared by Windtech Consultants;
16 Flood Risk Assessment (Revision 06) prepared by Curtins;
17 Drainage Strategy (Revision 04) prepared by Curtins;
18 SuDs Drainage Operations and Maintenance Manual (Revision 02) prepared by Curtins;
19 Ecology Report (Issue 03) prepared by Delta Simons;
20 Arboricultural Statement (Issue 03) prepared by Delta Simons;
21 Archaeology Report (Revision 05) prepared by MOLA;
22 Sustainability Statement (Issue 06, dated June 2019) prepared by Elementa;
23 Energy Statement for the STEAM Centre including an Overheating Report prepared by Elementa
and the corresponding GLA Calculation Spreadsheet (Issue 04, June 2019); and
24 Energy Statement for the Nine Elms Campus (Issue 03, June 2019); prepared by Elementa.

Appendix 2: List of consultees (statutory and Other Consultees)
Statutory
Environment Agency
Greater London Archaeological Advisory Service
Greater London Authority
FOD London Division (Health & Safety)
National Air Traffic Safeguarding Office
Natural England
Historic England
L.F.C.D Authority
London Underground
Network Rail
OFSTED
Thames Water
Internal
EHST Air Quality
EHST Fume Extraction
EHST Impacts Of Construction
EHST Land Contamination
EHST Light Pollution
EHST Noise Pollution
Sustainability/Air Quality Team
LBL Arboricultural Officer
LBL Building Control
LBL Employment & Skills Officer
LBL Flooding – SUDS
LBL Heritage and Design
LBL Highways
LBL Parks & Open Spaces
LBL Planning Policy
LBL Sustainability Team On Air Quality
LBL Transport
LBL Ward Councillors
LBL Waste Services (Veoila)
Other
Bioregional (Consultant Sustainability Advisors)
Civil Aviation Authority
Commission For Architecture & The Built
Communities & Local Government
Crimsworth Thorparch Residents Association
Design Officer (Metropolitan Police)
Education – Estate Team
Friends of Larkhall Park
Highways Agency
Housing Association/S106 Hsg
Housing
Lambeth Environmental Consortium
Landscape Architects

LB Wandsworth
LB City of Westminster
London Cycling Campaign
London Heliport
London Wildlife Trust
Lansdowne Residents Association
London Ecology unit
Regulatory Support Services (Consultant Environmental Health Advisors)
Transport For London Land Use Planning Team
TFL Road Network Development

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

Provided below is a list of the key London Plan policies considered relevant in the determination of this
planning application:
London Plan (2016)











































Policy 2.13- Opportunity Areas and Intensification Areas
Policy 3.1- Ensuring Equal Life Chances for All
Policy 3.8 Housing Choice
Policy 3.16- Protection and Enhancement of Social Infrastructure
Policy 3.18- Education Facilities
Policy 4.12- Improving Opportunities for All
Policy 5.1- Climate Change Mitigation
Policy 5.2- Minimising Carbon Dioxide Emissions
Policy 5.3- Sustainable Design and Construction
Policy 5.4A- Electricity and Gas Supply
Policy 5.5 Decentralised Energy Networks
Policy 5.6- Decentralised Energy in Development Proposals
Policy 5.7- Renewable Energy
Policy 5.10- Urban Greening
Policy 5.11- Green Roofs and Development Site Environs
Policy 5.12- Flood Risk Management
Policy 5.13- Sustainable Drainage
Policy 5.14- Water Quality and Wastewater Infrastructure
Policy 5.15- Water Use and Supplies
Policy 5.16- Waste Net Self-Sufficiency
Policy 5.17- Waste Capacity
Policy 5.18- Construction Excavation and Demolition Waste
Policy 5.21- Contaminated Land
Policy 6.3- Assessing Effects of Development on Transport Capacity
Policy 6.9- Cycling
Policy 6.10- Walking
Policy 6.11- Smoothing Traffic Flow and Tackling Congestion
Policy 6.12- Road Network Capacity
Policy 6.13- Parking
Policy 7.1 Lifetime Neighbourhoods
Policy 7.2- An Inclusive Environment
Policy 7.3- Designing out Crime
Policy 7.4- Local Character
Policy 7.5- Public Realm
Policy 7.6- Architecture
Policy 7.7- Location and Design of Tall and Large Buildings
Policy 7.8- Heritage Assets and Archaeology
Policy 7.11- London View Management Framework
Policy 7.14- Improving Air Quality
Policy 7.15- Reducing and Managing Noise, Improving and Enhancing the Acoustic Environment and
Promoting Appropriate Soundscapes.
Policy 7.18- Protecting Open Space and Addressing Deficiency
Policy 7.19- Biodiversity and Access to Nature




Policy 8.2- Planning Obligations
Policy 8.3- Community Infrastructure

London Borough of Lambeth Local Plan (2015)
Provided below is a list of the key Local Plan policies considered relevant in the determination of this
planning application:

Policy D2- Presumption in favour of sustainable development

Policy D3- Infrastructure

Policy D4- Planning Obligations

Policy H7- Student Accommodation

Policy ED14- Employment and training

Policy S1- Safeguarding existing community premises

Policy S2- New or improved community premises

Policy T1- Sustainable travel

Policy T2- Walking

Policy T3- Cycling

Policy EN1- Open space and biodiversity

Policy EN3- Decentralised Energy

Policy EN4- Sustainable design and construction

Policy EN5- Flood Risk

Policy EN6- Sustainable drainage systems and water management

Policy EN7- Sustainable waste management

Policy Q1- Inclusive environments

Policy Q2- Amenity

Policy Q3- Community safety

Policy Q5- Local Distinctiveness

Policy Q6- Urban design: public realm

Policy Q7- Urban design: new development

Policy Q8- Design quality: construction detailing

Policy Q9- Landscaping

Policy Q10- Trees

Policy Q12- Refuse/recycling storage

Policy Q13- Cycle storage

Policy Q18- Historic environment strategy

Policy Q20- Statutory listed buildings

Policy Q22- Conservation areas

Policy Q25- Views

Policy Q26- Tall and large buildings

Regional Guidance
Relevant publications from the GLA









Vauxhall, Nine Elms & Battersea Opportunity Area Planning Framework (Mar 2012)
Housing SPG (Mar 2016)
Accessible London: Achieving and Inclusive Environment SPG (Oct 2014)
The Control of Dust & Emissions During Construction & Demolition SPG (Jul 2014)
Character and Context SPG (Jun 2014)
Play and Informal Recreation SPG (Sep 2012
Sustainable Design and Construction SPG (Apr 2014)
London View Management Framework SPG (Mar 2012)





London World Heritage Sites SPG (Mar 2012)
Planning for Equality and Diversity in London SPG (Oct 2007)
Use of planning obligations in the funding of Crossrail, and the Mayoral Community Infrastructure Levy
SPG (Apr 2013)

Local Guidance/SPD Documents
Lambeth SPD/SPGs






Advertisement & Signage Guidance
Refuse & Recycling Storage Design Guide
Waste & Recycling Storage and Collection Requirements
Air Quality Planning Guidance Note
Employment and Skills (February 2018)

Appendix 4: Daylight analysis tables for 202-230 Wandsworth Road
Key
-‘Light green’ : reductions meeting BRE Guide target criteria
-‘Dark green’ : reductions close to BRE Guide target criteria - minor adverse : reductions >20%
up to 30%
-‘Orange’ – not meeting BRE Guide target criteria – moderate adversity : reductions >30% up to
40%).
-‘Red’ – not meeting BRE Guide target criteria – major adversity : reductions >40%).

