ADDRESS:
Lansdowne Wood Close, West Norwood, SE27 0BY
Application Number: 18/03492/FUL
Case Officer: Sinéad Winship
Ward: Knights Hill
Date Received: 13 August 2018
Proposal: Erection of 2 storey building plus lower ground floor to provide five dwellings on the land
between 19 and 24 Lansdowne Wood Close, comprising 3x2 bed maisonettes and 2x1 bed lower
ground flats together with the provision of 9 parking spaces, refuse/recycling store, a secured cycle
storage and hard landscaping.
Applicant: Vanilla Morris Ltd
Agent: Francis Architects Limited

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

SITE DESIGNATIONS
Relevant site designations:
Neighbourhood Planning Area
Smoke Control Area
Tree Preservation Area
Sites of Borough Nature Conservation
Importance (SINC)
LAND USE DETAILS
Site area (ha):

0.071

Norwood Planning Assembly
TPO 169 – Lansdowne Wood Close
Borough SINC – Railway Lineside – Leigham Vale
and Tulse Hill Junctions (adjacent to).

RESIDENTIAL DETAILS

Residential
Type

No. of bedrooms per unit

Studio
Existing

Affordable
Private/Market
Total

Proposed
On-Site

Affordable
Rented
Social Rented
Intermediate
Private/Market
Total

Proposed
Off-Site

1

2

2
2

3
3

3

4

Total
Habitable
Rooms

Total

13
13

Affordable
Rented
Social Rented
Intermediate
Private/Market
Total
Amount (£)

Payment in Lieu of
Affordable Housing

93,468
Details/Trigger
N/A – minor application

Review Mechanism

ACCESSIBILITY
Number of C3
Units
3
0

M4(2) Units
M4(3) Units

PARKING DETAILS
Car Parking Spaces
(General)

Existing
Proposed

Resi
13
9

Commercial

Visitor

Car Parking Spaces
(Disabled)
Resi
0
0

Commercial

EVCP

Bike
Spaces

0
1

0
10

Visitor

Motorcycle
Spaces

LEGAL SERVICES CLEARANCE
AUDIT TRAIL
Consultation
Name/Position
Peter Flockhart
Senior Lawyer

Lambeth
department
Legal Services

Date Sent
18/11/2019

Date
Received
18/11/19

Report
Cleared
19/11/19

Comments in
para:
Incorporated
throughout
report

EXECUTIVE SUMMARY
This planning application was submitted in August 2018 for the erection of a 2 storey building plus lower ground
floor to provide five dwellings together with the provision of 9 parking spaces, a refuse/recycling store, cycle
storage and associated landscaping.
This application followed a previous application which was refused planning permission in September 2017
(17/02012/FUL). This decision was subsequently appealed and dismissed by the Planning Inspectorate. The
current application is considered to have satisfactorily overcome the reasons cited by the Inspector in
dismissing the appeal.
Officers have worked with the applicant throughout the determination period to secure an acceptable scheme,
securing amendments following comments received by both local residents and ward members.
The five residential units would be provided on the land between 19 and 24 Lansdowne Wood Close, which
currently serves as a car park for existing residents. The units would consist of 3 x 2 bedroom maisonettes
and 2 x 1 bedroom flats at lower ground floor level. Each unit would have private amenity space and would
meet Nationally Described Space Standards.
The development would be of an appropriate design, with height and massing commensurate with the existing
buildings within the vicinity of the site. The building lines and materials are informed by the prevailing character
of the area, which would allow the development to successfully integrate into the surrounding built
environment.
The development would not result in unacceptable harm to the residential amenity of neighbouring occupiers.
There would be no undue loss of natural light, privacy or outlook.
The scheme would have dedicated cycle parking for residents, which would exceed London Plan requirements.
Car club memberships have been secured for first occupants of the dwellings. Lansdowne Wood Close is a
privately owned, un-adopted road and as such parking will be controlled by a private enforcement company
instructed by the freeholder. This is necessary to ensure that refuse and servicing vehicles will be able to enter
and exit the site in a forward gear without being obstructed by unauthorised parked vehicles. There is sufficient
availability of parking in nearby roads to accommodate the anticipated car parking demand from both future
and existing residents.
With regard to sustainability, carbon emissions would be reduced further than that required by policy.
Photovoltaic panels are proposed to secure compliance with policy.
A financial contribution towards the delivery of off-site affordable housing has been secured. As this is a minor
housing development proposal, policy requires that a financial contribution towards affordable housing be
sought rather than on-site delivery. The financial contribution secured has been demonstrated to be the
maximum viable contribution that the development can feasibly support.
Public consultation was undertaken following the submission of the application. Nineteen representations were
received during the consultation period, all of which objected to the proposal. The points raised are addressed
in this report. Comments have also been received from the ward member.
The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to appropriate conditions and
s106 legal agreement the planning application should be approved.

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with (4) of the Committee’s terms of reference as a specific written request was made by
a Member of the Council for the case to be reported to the Committee, and in the opinion of the Chair
(in consultation with the Assistant Director of Planning and Development) there is a material planning
reason for doing so.

1

THE APPLICATION SITE

1.1

The application site is to the eastern side of Lansdowne Wood Close which is located between
Lansdowne Hill and York Hill. Lansdowne Wood Close is a cul-de-sac and both pedestrian and vehicular
access is via Lansdowne Hill. The site is bound by a railway line and associated verge to the east. The
cul-de-sac is privately owned and not maintained by the council.

1.2

The principal entrances to a number of existing properties along the eastern side of Lansdowne Wood
Close are to the rear. They are accessed via two external staircases leading from the carriageway which
are necessary owing to the steep change in land levels. These accesses are included in the application
site as improvements and repairs are proposed as part of this development.

1.3

The area to which the dwellings are proposed to be constructed currently comprises of a hardstanding
which is used as car parking for existing residents. The car park is adjoined by no. 18-21 Lansdowne
Wood Close to the north and no. 24 and 31 to the south. The railway line runs parallel to the east and
is separated from the site by a steep verge.

2

THE SURROUNDING AREA

2.1

The surrounding area is predominantly residential in character and is made up of three storey buildings
to the west of the Close with integral garages and rear gardens and two storey single family dwellings
and self-contained flats to the east with hipped roofs.

2.2

The verge to the rear of the site is a Site of Importance for Nature Conservation (SINC) and Lansdowne
Wood Close is covered by a Tree Protection Order (TPO). The site has a Public Transport Accessibility
Level (PTAL) rating of 4 which is classed as 'very good'.

3

SITE PHOTOGRAPHS

Figure 1 - Existing car park, adjacent to flank elevation of no. 24 and 31

Figure 2 - Existing car park, looking towards flank elevation of no. 19 and 20

Figure 3 - Lansdowne Wood Close, looking north

Figure 4 – Aerial view of Lansdowne Wood Close, looking north-west
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PROPOSAL

4.1
4.1.1

4.2
4.2.1

Summary of the Proposal
The application seeks full planning permission for the erection of a two storey plus lower ground floor
building within part of the existing parking area. This would provide 3 x 2 bedroom maisonettes across
the ground and first floors and 2 x 1 bedroom flats at lower ground floor level Owing to the topography
of the site, the building would present as two storeys in height when viewed from Lansdowne Wood
Close and as a three storey building from the rear.
Detail of the Proposal
The proposed residential building would be sited within one of the two existing open car parking area
in Lansdowne Wood Close, located to the east of the cul-de-sac, between nos. 19 and 24. The
retained part of the parking areas would be enlarged to provide nine spaces for existing residents and
a refuse store to serve both existing residents and future occupants of the new dwellings.

Figure 5 - Proposed site layout, proposed dwellings highlighted in red

4.2.2

The proposed building would have a pitched roof with an eaves height of 5.2m when measured from
adjacent ground level on the front elevation and 8.1m from the rear. The pitch would rise to 8.5m, or
11.3m when measured from the rear which would match that of the adjacent buildings at nos. 24-31
Lansdowne Wood Close. The building would have a staggered frontage and rear as shown in Figure
5. A single storey element would project 1.5m from the rear elevation of each block of 3 distinct forms,
which would terminate in a flat roof and terrace enclosed by a 1.1m high glazed balustrade.

Figure 6 - Proposed front elevation

4.2.3

The buildings are proposed to be finished in brick and powder coated metal framing is proposed to all
elevations. Glazed Juliet balconies are proposed to the first floor rear elevation and photovoltaic panels
are proposed to the rear roof slope.

Figure 7 - Proposed rear elevation

4.2.4

Units 1 – 3 are proposed to be maisonettes and would each have private entrances and front gardens.
Further amenity space would be provided to the rear by way of roof terraces each with an area
measuring 8.5sqm. Units 4 and 5, located at lower ground floor, would have private gardens measuring
approximately 30sqm in size.

4.2.5

Access to the lower ground floor units would be from the rear to accommodate changes in ground
level. The two external staircases that provide access to existing properties would be rebuilt and
subsequently shared with the two proposed units. The associated footpaths would also be repaired
and additional lighting installed. Individual secure cycle stores are proposed within the gardens of each
unit.

4.3

Amendment(s)

4.3.1

5
5.1

Following the submission of the application, the agent provided revised drawings with amendments to
the layouts of the front gardens and cycle parking. A construction method statement and an
Arboricultural method statement were also provided following feedback from officers. The application
was re-advertised on the 9th November.

RELEVANT PLANNING HISTORY
In 2017, planning permission was sought for the following proposal (ref. 17/02012/FUL):
Erection of 2 storey building plus lower ground floor to provide 6 self-contained flats on the land between
19 and 24 Lansdowne Wood Close, together with the provision 13 car parking spaces, refuse/recycling
store, a secured cycle storage and hard landscaping.

5.2

5.3

Permission was refused on 11 September 2017 for the following reasons:
1

The proposed development, by reason of its poor layout and design (including,
but not limited to: the principal elevation featuring angled entrances and windows)
would constitute a poor quality development that would not be compatible with
existing streetscene and would not make a positive contribution to the public
realm contrary to Policies Q2, Q5, Q6, Q7, and Q9 of the Lambeth Local Plan
(2015).

2

The proposed development would fail to provide sufficient private amenity space
for the lower ground units or additional internal living space as an alternative. As
such, the proposal would provide a sub-standard level of accommodation and a
poor living environment for future occupants, contrary to Policy H5 of the Local
Plan (2015).

3

The submission fails to demonstrate that sufficient levels of daylight and sunlight
would be received into habitable rooms especially for the lower ground floor units.
Given the wholly subterranean nature of these units and the lack of outdoor
amenity space for them it is considered that the proposed units would offer a
substandard form of residential accommodation which would be detrimental to
the living conditions of future occupiers contrary to Policies H5 and Q2 of the
Lambeth Local Plan (2015).

4

The submission fails to provide sufficient transport information with regard to
tracking for vehicles entering and existing the site and to demonstrate that car
parking / vehicle turning provisions by reason of siting, and layout design would
not have a detriment impact on the safe operation of highway and pedestrian
areas. As such the proposal is contrary to Policies T6 and T7 of the Lambeth
Local Plan.

5

The applicant has failed to demonstrate to the satisfaction of the Council, how the
safeguarding and wellbeing of those trees affected by the proposal that fall within
a Site of Importance for Nature Conservation would be undertaken. As such the
proposal is contrary to Policies Q2, Q9 and Q10 of the Lambeth Local Plan
(2015).

The decision was subsequently appealed. The Inspector dismissed the appeal on the following
grounds:







5.4

Standard of accommodation – insufficient amenity space, poor daylight distribution to the lower
ground floor living room/kitchen, poor outlook
Highway and pedestrian safety – insufficient space between parking bays and limits of the road
area (vehicles, including refuse vehicles, would encroach on parking spaces when
manoeuvring), lack of cycle parking
Trees – failure to demonstrate that trees along site boundary (within SINC) could be retained
Character and appearance – building line (including the provision of parking spaces in front
gardens) is unrelated to existing terraces and would unbalanced symmetry of building pattern,
lower ground units’ entrances would be in contrived and awkward locations and lack of
defensible space

The following matters decided by the Inspector in their decision are of particular relevance:






No weight is given to the road’s un-adopted status with regard to design standards
The necessity of any maintenance and improvement works, and the potential cost to
leaseholders, is not a material planning consideration and should be given no weight in decision
making
The Inspector was satisfied that the proposed development would not add significantly to onstreet parking stress, noting the availability of public transport
The Inspector did not consider impacts upon light and privacy to neighbouring occupants as
they had identified harm in relation to the main issues (i.e. design and highways)

5.5

Appendix 4 includes copies of the key proposed plans submitted in support of 17/02012/FUL.

5.6

Planning permission for the erection of 31 houses at site bounded by Lansdowne Hill, York Hill and the
Railway Cutting SE27 was granted 28.09.1984.
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6.1

CONSULTATIONS
Statutory External Consultees
Officer response in brackets [ - ]
Network Rail
No objection subject to informatives [informatives 8 and 9 added]
Design Out Crime Officer
No comment – the development proposes fewer than ten units
Transport for London
No comment

6.2

Internal Consultees
Transport
No objection subject to conditions and s106 obligations to remove parking permits should a CPZ come
forward and to secure car club memberships [conditions 14, 15 and 16 added and obligations
secured]
Urban Design
No objection subject to conditions [conditions 4 and 5 added]

Environmental Health - noise (RSS)
No objection subject to conditions [conditions 3 and 13 added]
Highways
No objection – draft construction management plan is acceptable
Sustainability
No objection subject to conditions [condition 10 and 11 added]
Veolia
No objection
6.3

Other Consultees

6.3.1



Cllr Meldrum, ward member for Knights Hill, requested the application to be called into Planning
Committee for determination and made representations on the scheme which are summarised as
follows:
A method statement is needed to demonstrate that the eight households who access their homes via
two flights of steps will still have access 24/7 during the rebuilding of the crib wall. Need reassurance
that Network Rail will approve the method statement
[Officer Comment – a statement was subsequently submitted which sets out how access will be
maintained. This is discussed in paragraph 14.5.10. Network Rail have comments on the proposals
and have no objection subject to informatives]



It would be helpful to see the upgrade to the lighting and paving on the roadway (i.e. Lansdowne
Wood Close) discussed with the applicant within the planning documents along with the frequency of
maintenance
[Officer Comment – as per the Inspectors decision, this is not a material planning consideration in
the determination of this proposal. Renewal of the existing pavement along Lansdowne Wood Close
and associated upgrades to lighting do not form part of this application as they fall outside of the red
line site boundary]



There is insufficient provision for refuse and recycling
[Officer Comment – the proposed waste store is of an adequate size in itself to accommodate the
requirements for refuse storage and recycling. Full details will be secured by way of condition to
ensure that appropriately sized bins are provided]



Concerns regarding the loss of parking and the impacts upon existing residents
[Officer Comment – officers are satisfied that there is sufficient availability of unrestricted parking on
nearby roads]



A development is needed to address the subsidence and deteriorating state of the crib wall and
unsuitable temporary access to 4 existing homes. But it must take into account the needs of current
and future households.
[Officer Comment – The Inspector was explicit in their decision that these works are not a material
planning concern and have no weight in determining the proposed residential development]

6.4

Adjoining owners/occupiers

6.4.1

A site notice was displayed in the vicinity of the site from 27 September 2018. The formal
consultation period ended on 18 October 2018. Following submission of additional and revised
documents, the development was re-consulted upon for a 21 day period commencing on 9
November 2018, with the overall period expiring on 30 November 2018.

6.4.2

Nineteen representations were received during the consultation period, all of which were in
objection. A summary of the concerns raised is set out below with an officer response and/or
reference to the relevant sections of the report.
Summary of objections
Amenity
The proposal would affect the daylight to no.
31
Trees
There will be so little distance at the back of
this development that the trees will block out
any sunlight. To correct these trees would
have to be severely pruned or cut down - for
which permission would be needed from
Network Rail. Cutting them down would
change the nature of the environment and
remove the noise baffle they provide for all
the properties in the Close.
Transport
The road is too narrow for turning cars
The new submitted diagrams do not take into
consideration the refuse lorry manoeuvre
issue.

Additional houses will require more parking
spaces, of which there is none

Emergency vehicles would not be able to
access far enough down the close.

Not enough cycle spaces
There won’t be enough parking for existing
residents

Response
Refer to para 11.2. There would be no unduly
adverse impact upon daylight to any
neighbouring properties.
Refer to section 13. It is not proposed to
remove any trees as part of this application,
noting that the boundary trees are within a
SINC and therefore are protected trees. The
building line to the rear has been further set
back from the tree line than proposed in the
refused application and orientated away. As
such, it is not considered that there would be a
need to severely prune or fell these trees.
Refer to para 14.4.3. A new turning head is
proposed.
Refer to para 14.4.3. The vehicle swept path
analyses demonstrate that the new turning
head would allow for refuse lorries to enter and
exit the cul-de-sac in a forward gear. Parking
will be restricted as a planning obligation to
prevent obstructions to refuse
collection/service vehicles.
Refer to para 14.4.6. There is sufficient
capacity on nearby roads to accommodate the
demand for additional parking associated with
the new dwellings.
Emergency access would be no different from
existing – the width of the close will not
change. Parking will be restricted as a
planning obligation to prevent obstructions to
emergence and other service vehicles
Refer to para 14.3.1. The quantum of cycle
spaces would exceed London Plan standards.
Refer to section 14.4. The applicant has
submitted a parking stress survey which
demonstrates that surrounding roads have
sufficient capacity to accommodate any car
parking accommodation displaced as a result
of the development proposal

There is a lack of disabled parking and the
parking spaces suggested would be difficult
for people with limited mobility and parents
with small children to use.

There are no existing disabled parking spaces
within Lansdowne Wood Close and there is no
policy requirement to make provision for a
development of this scale

The plans for parking do not demonstrate that
there is enough room between each car
which will make getting in and out very
difficult without hitting the others cars. Even if
this was avoided then the driver would need
to do a six point turn to exit.
This plan will take away parking that was
rightfully put in place for the residents of the
Close when the original planning was granted
in the 1980s.

Refer to para 14.4.4. The layout of the car park
is sufficient to allow for drivers/passenger to
enter and exit vehicles and for cars to safely
manoeuvre out the parking space.

Inspector’s concerns regarding highway
safety have not been addressed by this
application.
Design
The visual appearance would be a detriment
to the close.
The close has a uniform character, unlike the
surrounding street and this proposal does not
adhere to this. This is one feature that is
unique and creates a pleasant street scene.
Standard of Accommodation
There is not enough private amenity space
for the residents of some of these flats.

Lower ground floor units will have very little
light
Insufficient noise reduction for proximity to
railway
Other
The close was badly designed in its
construction

Construction will be very disruptive
Each house/flat in the close has a rubbish bin
and a recyclable bin - there is inadequate bin
space provided in the proposal.
Lack of information on the maintenance going
forward. The applicant has not maintained the
area up until now.

Refer to para 14.4.7. The area has good
access to public transport and surrounding
roads have sufficient capacity to accommodate
displaced cars. Council policy has a
presumption in favour of provision for
sustainable modes of travel and against a
reliance on travel by private car.
Refer to section 14.4. Transport and highway
officers are satisfied that the Inspector’s
concerns have been satisfactorily addressed in
this scheme layout design. .
Refer to section 9.2 and 9.3.
Refer to section 9.2 and 9.3.

Refer to para 10.3. Where there are shortfalls
they are offset by the overall internal floor area
of units exceeding the minimum standard for
each dwelling type, as allowed by Policy H5of
the Local Plan.
Refer to para 10.7. The units would all achieve
BRE compliant levels of daylighting and
sunlighting.
Refer to para 10.8. Suitable levels of noise
mitigation are proposed.
Noted, however, works to repair any poor
previous construction works are not a material
planning consideration in the determination of
this application.
Refer to para 14.5.
Refer to para 16.1. Full details will be secured
by way of condition.
This is a civil matter between leaseholders and
freeholders noting that this is a private road.

The plans do not appear to be to the correct
scale.
Applicant has not taken notice of the
Common Rights granted to residents in their
Leases and Freehold Documentation - this
Applicant seems to think he can run
roughshod over existing legal rights granted
thirty years ago.
The Applicant in all his and companies
dealings with the residents has continuously
failed to maintain the Close as it should have
been for the Management Fees paid. There is
no reason to expect any difference in the
future.
This development cannot go ahead without
the owners in the Close agreeing
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The plans have been checked by officers and
are drawn to an appropriate and recognised
scale
This is a civil matter between the leaseholders
and freeholder.

This is a civil matter between the leaseholders
and freeholder.

This is a civil matter between the leaseholders
and freeholder.

POLICIES

7.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning decisions to be
made in accordance with the development plan unless material considerations indicate otherwise. The
development plan in Lambeth is the London Plan 2016 (consolidated with alterations since 2011), the
Lambeth Local Plan (September 2015) and the South Bank and Waterloo neighbourhood development
plan (‘the SoWNDP’) (October 2019).

7.2

The Mayor of London is currently reviewing the London Plan. 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. 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. Until the Mayor produces his final ‘Intend to Publish’ version of the London Plan and
this is approved by the Secretary of State and London Assembly, the new London Plan will not have full
weight in planning decisions.

7.3

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.

7.4

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.

7.5

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.

ASSESSMENT
8

Land Use

8.1

Principle of Residential Use

8.1.1

The application site is located within a primarily residential area on an area of hardstanding which is
currently used as a car park associated with the existing dwellings. To the rear, the application site
partially comprises a planted/green verge leading down towards the adjacent railway tracks.

8.1.2

The proposed development would provide a net increase of 5 residential units. The delivery of new
homes is considered a priority for Lambeth, as such the principle of residential use on this site is
considered acceptable by virtue of London Plan Policies 3.3 (Increasing Housing Supply) and 3.4
(Optimising Housing Potential), Local Plan Policy H1 (Maximising Housing Growth). As such, there is
no objection in principle to the provision of residential accommodation on this site, subject to
compliance with all other relevant policies of the development plan.

8.1.3

The previous application (ref. 17/02012/FUL) for residential redevelopment of this site and the
associated appeal decision are important material considerations in the determination of this
application. The principle of residential development on this site was accepted in the officers’
delegated report and land use was not cited as a reason for refusal. The Inspector did not question
the principle of proposed land use during consideration of the subsequent appeal against the Council’s
decision. There has been no material change in circumstances or in planning policy or legislation since
on the decision to refuse previous application was made, or since the appeal decision was issued to
reach a different conclusion on the proposed land use. This is a material consideration in the
determination of this application, however, it is still necessary to make an assessment against the
relevant land use planning policies.

8.1.4

The application site is set across a car park and an inaccessible area of open space that acts as a
buffer between Lansdowne Wood Close and the railway verge. Policy EN1 of the Local Plan would
apply as the area is considered to be ‘open space’ regardless of its amenity value. Policy EN1 (a)
resists the loss of areas of open space and biodiversity value to new development and seeks to
maintain their function as open space. The policy makes exceptions if one of three tests are met, with
part (a) (i) stating that the loss can be supported if replacement open space of equivalent or better
quality and quantity is provided within a suitable location in the local area. In this regard, it is important
to note that the open space is inaccessible, unkempt and visible only from minimal viewpoints within
Lansdowne Wood Close and passing railway traffic. The site also does not constitute part of a
designated Site of Importance for Nature Conservation (SINC) in the borough, where many railway
line verges are designated and protected as such. . The proposed development would provide areas
of soft landscaping fronting the pedestrian footpath that would provide a verge of high quality amenity.
The proposal would generally enhance the appearance of the streetscene, which is currently
dominated by hard landscaped areas of car parking. Officers are therefore satisfied that the test set
out in Policy EN1 (a) (i) has been met and that the loss of the existing open space to allow for the
provision of new housing can be supported in land use terms.

8.1.5

Given the above assessment, the principle of residential development is acceptable subject to
compliance with all other relevant policies.

8.2
8.2.1

8.3
8.3.1

Dwelling Mix
The proposed development would consist of 100% market housing for which Policy H4 advises that
such a development proposal must be a balanced mix of unit sizes. The proposed development would
provide 2 x 1 bedroom units and 3 x 2 bedroom units. Although no three bedroom family-sized units
would be provided as part of this proposal, this is considered acceptable in this instance noting the
limited overall number of units proposed and the constraints of the site making the delivery of larger
dwellings with access to private amenity spaces difficult. The unit mix, as proposed, is therefore
considered to comply with the aims of Policy H4 of the Local Plan.
Viability
London Plan Policy 3.11 and Lambeth Local Plan Policy H2 seek the provision of affordable housing
to address housing need. Lambeth Local Plan Policy H2 (a) (ii) refers to sites providing fewer than 10
units generating a financial contribution towards the delivery of off-site affordable housing. Lambeth
Local Plan Policy H2(ii)(a) was only recently adopted and is based on a four-fold justification:
i)

The London Plan requires boroughs to maximise delivery of affordable housing (policy 3.12) and
encourages boroughs to seek a lower than 10-unit threshold for affordable housing where this can
be justified (policy 3.13). These principles are carried forward in the draft new London Plan 2017.
ii) The level of need for affordable housing in the borough is very significant, as set out in the local
Housing Needs Assessment of 2012 and further confirmed in the Lambeth SHMA October 2017
Lambeth Strategic Housing Market Assessment October 2017.
iii) Sites with fewer than 10 units make a significant contribution to the overall supply of housing in
the borough and their potential contribution to affordable housing delivery needs to be captured.
Evidence of this is set out in Lambeth Local Plan Small Sites Affordable Housing Policy:
considerations for planning decision makers (October 2017)
iv) Analysis of viability has demonstrated that contributions to affordable housing from sites with fewer
than 10 units are viable in principle alongside the Community Infrastructure Levy (CIL) rates and
Mayoral CIL.
8.3.2

The NPPF July 2018 states in paragraph 63 that “Provision of affordable housing should not be sought
for residential developments that are not major developments, other than in designated rural areas”.
The NPPF is a material consideration of significant weight but does not in itself take precedence over
the adopted development plan (see the judgement by Lord Carnwarth in Suffolk Coastal DC v Hopkins
Homes [2017]). The up-to-date evidence of affordable housing need in Lambeth and the contribution
made by sites with fewer than 10 units to overall housing supply in the borough are also significant
material considerations in this case. On balance, this evidence is considered to outweigh the NPPF
in the determination of this application.

8.3.3

A financial contribution of £93,468 has been secured towards the delivery of off-site affordable
housing. The scheme has been reviewed by the council’s independent consultants and officers are
satisfied that this is the maximum contribution that the scheme can viably support. A summary of the
inputs is provided in the table below.

Input/Output
Cost of construction

At
Submission
£1,334,892

Independent
Review
£1,308,845

Final agreed
position
£1,321,869

Residential Values

£2,145,000

£2,215,000

£2,177,000

Profit level (%GDV)

20%

17.5%

17.5%

Contingencies/Other
inputs

Contingencies
5%
Professional
Fees 10%
Overheads
10%
Finance Rate
7%

Contingencies
5%
Professional
Fees 10%
Overheads
7%
Finance Rate
6.5%

Contingencies
5%
Professional
Fees 10%
Overheads
7%
Finance Rate
6.5%

Benchmark Land
Value

£325,000

£85,800

£92,400

Commentary
Further details were
provided by the
applicant’s
consultant to justify
some costs.
A mid-point was
agreed between the
two sales values
given the range of
comparables
provided.
Profit level reduced
to 17.5% in line with
PPG guidance.
The assumptions
made by the
applicant at
submission were
generally within the
lower range for
project of this
nature. Accordingly,
their inputs were
accepted by AY.
BLV was calculated
in the independent
review by identifying
a value per parking
space. AY had
understood there
were 13 existing
spaces, however, it
was later clarified
that there are 14
spaces.

8.3.4

Lambeth’s Development Viability SPD and the London Plan Affordable Housing and Viability SPG
make provision for early and late stage review mechanisms which can be secured within a s106
agreement.

8.3.5

To incentivise delivery, an early stage viability review will be triggered if an agreed level of progress
on implementation is not made within two years of the permission being granted or as agreed with the
Local Planning Authority. Should the review demonstrate an improvement in the scheme’s viability, a
percentage of the increased value will be captured as an offsite affordable housing contribution. This
contribution would be capped so as not exceed a 40% affordable housing contribution. Of the
increased value identified, 20% would be retained by the developer with the remaining 80% being
passed to the council.

8.3.6

Late stage review mechanisms are intended to capture any uplift in the financial viability of a scheme
that may have arisen during the period between permission being granted and the sale of 75% of the

residential units. Given the limited size of this development, it can reasonably be assumed that the
construction period would be far shorter than that seen with major developments. There is unlikely to
be any meaningful change in the viability of the scheme within such a brief period and as such a late
stage review mechanism would be unduly onerous in this instance. Any lengthy delay in
implementation would be captured by the recommended early stage review mechanism.
8.4

Residential conclusion

8.4.1
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The proposed development would provide a net increase in the number of residential units within the
borough and has demonstrated that the maximum viable contribution towards affordable housing is
being provided. Subject to compliance with all other relevant policies, the residential element of the
development is considered acceptable in principle.

Design and Conservation

9.1

Site context

9.1.1

The application site is located on the eastern side of Lansdowne Wood Close which is a cul-de-sac
and runs parallel to a railway line. Land levels fall away sharply from west to east towards the railway
line resulting in development on the eastern side of the street, including the subject site, being set at
a lower level. Development in the context typically ranges between two and three storeys in height
with brick and render elevations. The character of the street varies comprising three storey
townhouses to the west of the street with integral garages and private amenity space to the rear. There
are two storey single family dwellings and self-contained flats to the east side of the close with hipped
roofs. The application site currently accommodates a car park.

9.1.2

The application site is not within a conservation area, nor does it contain any locally or statutory listed
buildings. There are no heritage assets within the vicinity of the site.

9.1.3

The proposal comprises an infill development to an existing car park, which is also used for the storage
of refuse bins.

9.1.4

The appeal decision cites a number of issues with the character and appearance of the design of the
previously refused scheme. The principal concern related to the building line and its failure to relate to
that of the existing buildings and the layout of the appeal scheme whereby parking bays were proposed
between the front elevation and the pedestrian footpath. The siting of the entrances to the units, which
were recessed on the development’s front elevation, was also identified as being unacceptable in
design terms. The Inspector also objected to the proposed access to the lower ground floor flats which
was via an external staircase.

9.2

Layout and scale

9.2.1

The proposed building line and front boundary is considered to be much improved from that proposed
in the appeal scheme. The staggered building line of the terrace would better relate to the existing
properties on the opposite side of the cul-de-sac. The parking bays proposed on the building frontage
in the appeal scheme have been removed with all parking instead contained within the retained car
parking area. Front gardens are proposed to create defensible space between the front elevation of
the dwellings and the pedestrian footpath. The layout of the scheme as proposed in this proposal is
considered to have overcome the concerns cited within the appeal decision and would accord with
Policy Q7 of the Local Plan.

9.2.2

The building would be two storeys in height with a further lower ground floor storey that would not be
visible from the street due changes in the gradient of the land. The height of the building was not cited
as a reason for refusal in the determination of the previous application nor did the Inspector raise any

concerns in this regard. The building height is commensurate with the prevailing heights of the existing
buildings in Lansdowne Woodland Close and is considered an appropriate response to the local
context.
9.3

Materiality and appearance

9.3.1

The proposed use of brickwork is considered acceptable and would be in keeping with the existing
buildings in accordance with Policy Q5. Windows and doors would be set within powder coated metal
frames which again is considered acceptable. Materials samples will be secured as a condition of
consent (condition 5). To the rear of the building, the balconies would be enclosed by glass balustrades
which would minimise their visual impact.

9.3.2

The entrances to units 1 – 3 would not be recessed, as was proposed in the appeal scheme, and
would be set to the front elevation and clearly legible. Units 4 and 5 would still be accessed via external
staircases leading to the lower ground floor which was deemed unacceptable by the Inspector in their
decision on the appeal scheme. To overcome this concern, the applicant has advised that the
staircases will be subject to a scheme of lighting which would help to improve the legibility of the
entrances. Legibility could be further enhanced by ensuring that adequate signage is displayed to
signpost visitors to the lower ground floor units. It should be noted that all lower ground floor units to
the east side of Lansdowne Wood Close are currently accessed via two external staircases and
therefore this arrangement is well established as a local design response to the substantial changes
in the gradient of the land in the local area. Incorporating a scheme of lighting and signage would
improve legibility both to the existing and proposed lower ground floor units. Officers therefore consider
that this would be sufficient to overcome the Inspector’s objection and the scheme would comply with
the requirements of Policy Q3 and Q7 of the Local Plan.
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Standard of residential accommodation

10.1 Housing and Development Density
10.1.1 The site has a public transport accessibility level (PTAL) rating of 4 (categorised as “Very good”). For
the purposes of considering density pursuant to the London Plan density matrix, the scheme falls
within the ‘suburban area with a guideline density range of 200-350 habitable rooms per hectare
(hr/ha) or 70-130 units per hectare (u/ha).
10.1.2 Based on a site area of 0.039ha (i.e. excluding the car park for the existing dwellings) and 13 habitable
rooms, the site has a density of 333 hr/ha or 128 u/ha. The density proposed is therefore considered
appropriate.
10.2 Layout and access
10.2.1 Policy H5 of the Local Plan sets out the standards of housing expected in new-build dwellings including
the need to provide adequate internal space for the intended number of occupiers. London Plan Policy
3.5 and associated Table 3.3 set out the minimum unit sizes for residential units in London. The
London Plan requirements have been assessed against the maximum number of
bedspaces/occupiers an apartment could accommodate. The below table sets out the unit’s
compliance with the minimum floor areas.

Unit

Gross internal area
(sqm)

LP minimum
requirement (sqm)

94

79

94

79

94

79

56

50

53

50

Flat 1 -2b4p

Flat 2 – 2b4p

Flat 3 – 2b4p

Flat 4 – 1b2p

Flat 5 – 1b2p

10.2.2 The submitted drawings demonstrate that the overall unit sizes for each flat when assessed against
London Plan standards would meet or exceed the minimum gross internal area (GIA) requirement.
Each unit would also comply with storage space and minimum bedroom size requirements.
10.2.3 Ceiling heights throughout the development would be 2.5m which exceeds the national minimum
standard and meets the aspirational standard within the London Plan Housing SPG.
10.2.4 Policy H5 (a) (i) requires that all new residential units provide dual-aspect accommodation to allow for
cross-ventilation. All proposed units would accord with this requirement.
10.3 Residential Amenity Space
10.3.1 Policy H5 of the Local Plan requires that 10sqm of private amenity space is provided for each unit
within a flatted development. Where a unit cannot meet this minimum requirement, the shortfall can
be offset against an overprovision of internal floorspace. In determining the previous application, the
failure to meet this policy requirement was cited as a reason for refusal. This reason was upheld at
appeal.
10.3.2 The two units at lower ground floor level of the of the development would each have around 30sqm of
usable amenity space therefore exceeding the minimum quantum of external private amenity space
required within Policy H5 of the Local Plan. The amenity space would be somewhat enclosed in nature,
but this is inevitable given the gradient of the site. The duplex units would each have a rear facing
private terrace measuring between 8.5sqm and 9sqm in addition to front gardens. Although this would
fall slightly short of the requirement to provide 10sqm of private amenity space, each unit would exceed
the minimum internal space standard by 15sqm thus offsetting this shortfall in terms of overall space
standards. As such, the proposed development would be considered to provide adequate private
amenity space and has overcome this reason for refusal. As this is a minor development there is no
policy requirement for children’s play space to be provided on site or as a financial contribution off-site
10.3.3 It is noted that the site is in a poor state due to subsidence and neglect and is bounded by, but not
within, a SINC and existing residential development and is situated on steeply sloping land. In the
previous delegated report for 17/02012/FUL, it was concluded that in these circumstances, it would
not be feasible to provide the requisite communal space of 50sqm as expressed in Policy H5 of the
Local Plan. Site constraints are evident and as the proposed units meet and exceed minimum
floorspace standards, officers considered that the scheme qualified for exceptional circumstances to

be taken into account. There have been no material changes to the application site and as such officers
would support the conclusions made in the assessment of the previous application. The proposed
development would therefore, on balance, comply with the requirements of Policy H5.
10.4 Accessible, Adaptable and Wheelchair Housing Provision
10.4.1 Units 1, 2 and 3 have each been designed to accord with the requirements of Part M4 (2) of the
Building Regulations, making them readily adaptable to the needs of any future disabled occupier.
Owing to the constraints of the site, the lower ground floor units must be accessed via an external
staircase which prohibits them from achieving compliance with Part M. Given the limited number of
units proposed, along with the constraints of the site, it is considered that the aims of Policy 3.8 of the
London Plan and Policy Q1 of the Local Plan have been achieved on the rest of the site.
10.4.2 The location of the principal entrances to the ground and lower ground floor units was determined to
be unacceptable in the assessment of the previous application. The contrived and awkward locations
were cited as a reason for refusal and this was upheld by the Inspector at appeal. The ground floor
entrances had been recessed and set behind parking spaces and therefore failed to be legible in
accordance with the requirements of Policy Q7 (iv). To overcome this, the units would have a clearly
visible entrance that front of a garden and as such would be unobstructed. The Inspector considered
the approach to the lower ground floor units, via a low level passage and two flights of stairs, to be
unacceptable. As currently proposed, the units would still be accessed in this manner but an enhanced
lighting scheme has been proposed. Officers are satisfied that this issue has been overcome subject
to full details of the lighting scheme being secured by way of condition.
10.5 Privacy
10.5.1 The proposed rear facing windows would overlook the railway line to the rear and would therefore not
be overlooked. The separation distances between the front elevation of the existing and proposed
dwelling would be a minimum of 13.5m. Owing to the orientation of the site, windows would not be
directly overlooking one another and as such the separation distance is considered adequate to
provide a suitable level of privacy. Ground floor windows would be set back from the pavement with
front gardens providing a degree of defensible space.
10.5.2 Details of privacy screening for the amenity spaces is recommended to be secured as a condition of
consent (condition 4).
10.6 Outlook and Aspect
10.6.1 The proposed ground and first floor rear facing windows would have a largely unobstructed outlook,
with views over the adjacent railway line. Windows to the front elevation would be set back approx.
13.5m from the front elevation of the nearest facing properties, which again would allow for adequate
outlook.
10.6.2 The living/kitchen/dining areas within the lower ground floor units would be served by rear and side
facing windows. The rear facing windows would be set back from the rear fence by approx. 3-3.25m
whilst the side windows would be set back between 1-1.85m. Although this would somewhat limit
outlook, an adequate standard could be achieved if high quality landscaping is provided to the rear
gardens and boundary treatment. This is recommended to be secured by way of condition.
10.7 Daylight and Sunlight
10.7.1 In accordance with the requirements of Policy Q2, it is necessary to consider whether the proposed
units would receive adequate levels of daylight and sunlight. The application has been supported by
a BRE compliant daylight assessment which tests the levels of natural light that can be expected within

the proposed units. This has been measured based on the Average Daylight Factor (ADF) test and
No Skyline (NSL) test. A full explanation of the principles of these test is set out at the beginning of
the committee report pack.
10.7.2 All habitable rooms within the development have been assessed within the submitted daylight report.
Each room would meet, or significantly exceed, BRE criteria within regard to daylighting. As such,
each habitable room would be well lit thereby meeting the requirements of Policy Q2.
10.7.3 In making their decision, the Inspector concluded that the poor daylight distribution to the lower ground
floor units was unacceptable, noting that daylight would not reach the kitchens to the rear of the overly
deep living/kitchen/dining areas. As shown in Figure 9 and Figure 8 below, the depth of these rooms
have been reduced significantly. Furthermore, the No Skyline (NSL) test has now been undertaken to
quantify the daylight distribution within all habitable rooms. The assessment demonstrates that no less
than 98% of each lower ground floor habitable room would receive direct daylight. This exceeds BRE
guidance. The reduction in the depth of the lower ground floor units, along with the NSL test results,
is considered sufficient to overcome the Inspectors’ objections relating to daylight.

Figure 9 - lower ground floor (refused
scheme)

Figure 8 - lower ground floor as now
proposed

10.7.4 The previous Council decision cited the failure to demonstrate that adequate levels of sunlight could
be achieved as a reason for refusal. The Inspector’s appeal decision was, however, silent on the
matter and referred only to daylight. The rear facing lower ground floor rooms were identified within
the previous delegated report as being of concern in relation to sunlight. The north-eastern orientation
of the windows to the rear elevation and the proximity of some windows to the boundary was of
particular concern in the assessment of the previous application. The rear elevation of the
development as currently proposed has been pulled back from the site boundary and the orientation
amended to allow for the primary habitable windows to be east facing. This would result in an
improvement in the level of sunlight afforded to future residents of the lower ground floor units. It is
acknowledged that sunlight would likely still be limited to these units, but when considered cumulatively
with the good levels of daylight this is not considered unduly harmful to future residents.
10.8 Noise and Vibration
10.8.1 The applicant has submitted a noise impact assessment produced by Syntegra (dated November
2016), which demonstrates that noise and vibration levels would be below recognised perceptibility
thresholds recommended in BS5228:2009 with regard to the railway line. This is subject to the
provision of adequate glazing and mechanical ventilation. Condition 13 would ensure that the
development is constructed in accordance with the recommendations within the noise impact
assessment. It would further require a final scheme of noise and vibration attenuation to be approved.
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Amenity for Neighbouring Occupiers

11.1 Local Plan Policy Q2 of the local plan states that development will be supported if:
i.

visual amenity from adjoining sites and from the public realm is not unacceptably compromised;

ii.

acceptable standards of privacy are provided without a diminution of the design quality;

iii.

adequate outlooks are provided avoiding wherever possible any undue sense of enclosure or
unacceptable levels of overlooking (or perceived overlooking); (iv) it would not have an
unacceptable impact on levels of daylight and sunlight on the host building and adjoining
property

11.2 Daylight, Sunlight and Overshadowing
11.3 The beginning of the Agenda Pack contains broad contextual overview of the assessment framework
within which BRE compliant sunlight and daylight studies are undertaken. This includes an explanation
of the key terms and targets contained within the BRE guidance. The following assessment has been
made in the context of this information.
11.4 Neighbouring impacts on daylight, sunlight and outlook were not cited as a reason for refusal in the
assessment of the previous application. The siting of the building as currently proposed does differ from
that seen in the previous appeal application and so it is considered necessary to undertake a further
assessment in this regard.
11.5 The proposed development would be set back a minimum of 13.5m from the existing facing properties
to the west (opposite) side of Lansdowne Wood Close. The BRE 25 degree test has been undertaken
by officers to the facing properties to the west of the proposed development. A 25 degree line taken
from the centre point of the nearest habitable window of each property would not be infringed by the
proposed building. BRE guidance advises that where this line is not infringed, it is not necessary to
proceed to undertake the vertical sky component (VSC) test and that it can be concluded that daylight
would be unlikely to be adversely affected.

11.6 There are no habitable windows to the flank elevations of the two nearest properties to the north and
south of the application site – no. 24 and 31 and no. 19 and 20). The properties do, however, have rear
facing habitable windows and as such the BRE 45 degree test has been undertaken.
11.7 The proposed building would project 2.8m beyond the rear elevation of the existing building to the
immediate south (no. 24 and 31). The BRE 45 degree test has been undertaken by officers, with the 45
degree line taken from the centre point of the nearest habitable window. The 45 degree line would not
be infringed by the proposed building and so it is concluded that daylight would not be adversely
affected. No. 19 and 20 are to the north of the site and again the 45 degree line would not be infringed.
11.8 The building line would not project forward of the existing buildings and, as discussed previously, there
are no habitable windows to the flank elevation of either adjacent property. The height, siting and
orientation of the building would prevent there being any unacceptable overshadowing or loss of sunlight
to neighbouring properties.
11.9 Privacy, outlook and sense of enclosure
11.9.1 With regard to properties to the west side of Lansdowne Wood Close, the nearest facing window would
be set back a minimum of 13.5m from the proposed development. At this distance, there would be no
unduly harmful loss of privacy, outlook or creation of a sense of enclosure. No. 19 and 20 are to the
north of the application site and are set back approx. 20m from the proposed flank elevation. Similarly,
this set back is sufficient to prevent any undue harm to residential amenity. No. 24 and 31 would be
set back 1.6m from the south elevation of the proposed development, separated by the external
staircase. There are three windows to the north elevation of no. 24/31, of which two are obscure glazed
and the third appears to serve a hallway. As these windows do not serve habitable rooms, it is not
considered that the proximity to the proposed development would result in material harm to the
residential amenity of the occupiers. Amenity spaces are proposed to the ground floor which would be
enclosed by glass balustrades. The orientation, height and siting of the amenity spaces would prohibit
any intrusive views being achieved of neighbouring properties.
11.10 Officers are therefore satisfied that the proposed development would not allow any undue harm to the
residential amenity of neighbouring occupiers to arise. The proposal therefore accords with Policy Q2
of the Local Plan.
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Designing Out Crime

12.1 Local Plan Policy Q3 requires all development proposals to design out opportunistic crime, antisocial
behaviour and fear of crime in a site-specific manner, based on an understanding of the locality and
likely crime and safety issues it presents. The development would be required to comply with Secured
by Design standards and condition 8 will require the scheme submits certification to demonstrate that
this has been achieved.
12.2 The external staircases leading to both the existing and proposed lower ground floor units must be well
lit to ensure any perceived fear of crime is minimised. The submitted plans indicate that lighting is
proposed to the re-built staircases but no further details are provided. To ensure that the staircases are
adequately lit, a condition is recommended to require the submission of a full scheme of lighting across
the site with specific reference to the accessway to the lower ground floor flats (condition 18). It should
be noted that because of the gradient of the land in relation to the railway tracts, access by staircase is
not evident on other properties in the area. The scheme is therefore in accordance with the aims of
Policy Q3 subject to conditions 17 and 18 being complied with.
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Trees and Landscaping

13.1 There are a number of trees along the boundary to the east of the site along the railway verge as shown
in Figure 10 below. The railway verge is within a designated Site of Importance for Nature Conservation
(SINC), however the application site does not encroach upon the SINC boundary. Lansdowne Wood
Close is covered by an area Tree Protection Order (TPO) but the trees shown in Figure 10 fall outside
of the extent of the order. There are no protected trees within the site boundary. The protected trees are
on neighbouring land.

Figure 10 - Tree protection plan

13.2 Policy Q10 of the Local Plan is relevant in this respect and states that development will not be permitted
where it would result in the loss of trees of significant amenity, historic or ecological/habitat conservation
value. As the site is adjacent to a SINC, Policy EN1 (b) is also relevant which states that the loss,
reduction in area of significant harm to the nature conservation or biodiversity value of a SINC will not
be supported. This is unless adequate mitigation or compensatory measures are included and are
appropriate to the nature conservation value of the assets involved.
13.3 When assessing the appeal scheme, the Inspector raised concerns regarding the proximity of the
proposed building to the trees shown in Figure 10. The Inspector cited potential pressure that may arise
for their removal from future occupants owing to the impact they could have on outlook and access to
natural light. In this regard, it is noted that the development as currently proposed has been set back
further from the rear site boundary and orientated to face away from the aforementioned trees. Officers
are satisfied that this concern has been overcome.
13.4 The application has been supported by an Arboricultural Method Statement, Tree survey report and
Arboricultural Impact Assessment. The reports confirm that no trees need to be removed or significantly
pruned as a result of this development and that no overhanging tree canopies will be damaged by the
construction activity. The Arboricultural method statement sets out both general and site specific
principles for protecting trees during construction to ensure minimal risk of adverse impacts. Protective
barriers, shown in blue on Figure 10 will be erected during construction and retained throughout the
duration of works.

13.5 The root protection areas (RPA) of existing trees will not be encroached upon by any part of the
proposed building nor will any construction work take place within the root protection zone. However,
hard surfacing to facilitate a footpath is proposed which will pass through the RPA of some trees. This
will be managed through the installation of a tree root protection system. Some pruning is required to
raise the crown height of trees T5, T11 and T12. This would not unduly impact upon the visual amenity
afforded by the trees. The reports and associated proposals have been reviewed by the council’s
Arboricultural officer who is satisfied that the methodology proposed to safeguard the health and wellbeing of the trees on adjacent land is robust. The proposals would therefore accord with Policy Q10 and
EN1 of the Local Plan.
13.6 With regard to biodiversity, the submitted Phase 1 Habitat Survey Report sets out a range of mitigation
measures required to ensure plant and animal species are protected during construction works. This
includes ensuring that site clearance works are undertaken outside of nesting bird season, the provision
of a 2m buffer with native planting to the eastern boundary of the site to ensure protection of the adjacent
SINC and provision of hedgehog boxes. Condition 20 will secure the implementation of the mitigation
measures set out in the report which are considered sufficient to accord with Policy EN1 of the Local
Plan.
13.7 Limited details have been provided on landscaping, other than areas such as front gardens being
annotated on plan as landscaped areas. Policy Q9 requires developments to provide landscaping that
is fit for purpose, maximises opportunities for greening and makes use of appropriate plant species.
Condition 6 is recommended to secure the submission of an appropriate scheme of soft and hard
landscaping consistent with the provisions of Policy Q9 of the Local Plan.
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Transport

14.1 Policies T3, T6, T7 and T8 of the Local Plan seek to ensure that proposals for development have a
limited impact on the performance and safety of the highway network and that sufficient and appropriate
car parking and cycle storage is provided whilst meeting objectives to encourage sustainable transport
and to reduce dependence on the private car. If development would have an unacceptable transport
impact, it should be refused in the absence of mitigation measures to make the development acceptable.
14.2 Site context
14.2.1 Lansdowne Wood Close is a privately owned, un-adopted road. As such, Lambeth Council as a local
highway authority has no control over parking arrangements or maintenance of the road. Vehicular
access to the road is from Lansdowne Hill with pedestrian access also possible from York Hill. The
surrounding area is not located within a controlled parking zone (CPZ).
14.2.2 The site has a PTAL rating of 4 - which is considered “very good” on a scale of 0 to 6, where 0 is least
accessible and 6b is most accessible. People accessing the proposed site therefore benefit from good
access to local public transport services.
14.2.3 Lansdowne Wood Close currently has two car parks for resident parking and unrestricted on street
parking. There are 13 existing parking spaces provided across the two car park areas.
14.3 Sustainable travel
14.3.1 Individual secure cycle stores would be provided for each dwelling, with provision made for the parking
of two bikes. This would exceed current London Plan standards and accord with draft London Plan
standards. The cycle storage would be accessible, secure and covered. The cycle stores for units 4
and 5 would be adjacent to each units’ entrance would therefore be accessed via the external
staircases. Whilst this is not an ideal scenario, the constraints of the site do make this the most
appropriate siting. Condition 18 will ensure that the staircases are well lit and condition 16 will secure

full details of the cycle parking and ensure it is delivered prior to the first occupation of the proposed
units.
14.4 Car parking & servicing
Refuse, recycling and servicing vehicles
14.4.1 The appeal decision cited concerns regarding the ability of refuse and servicing vehicles to manoeuvre
within the road. As proposed in the refused and appealed scheme, large vehicles would have
encroached on proposed parking bays when turning, would overhang the pedestrian footpath and
would get very close to the existing dwellings. The Inspector considered this arrangement to be
unacceptable and to have potential for giving rise to an increased risk of collisions.
14.4.2 There is an existing turning head, which allows for refuse vehicles to enter and exit the site in a forward
gear, however, it is understood that this requires a particularly tight manoeuvre. It is understood that
Veolia refuse vehicles currently reverse into Lansdowne Wood Close from Lansdowne Hill rather than
utilise the turning head. The appeal scheme proposed a convoluted parking layout that incorporated
a new turning head for refuse vehicles. This has been addressed through a comprehensive re-design
of the parking layout and associated turning head.
14.4.3 Figure 11 shows a swept path analysis for a refuse vehicle entering and exiting the site in a forward
gear with a 300mm margin for error. Whilst this demonstrates that a refuse vehicle could perform a
safe manoeuvre, it is reliant on no cars being parked along the street. Veolia have confirmed that they
are satisfied with this arrangement. As the road is un-adopted, it is not possible to implement any
parking restrictions, such as double yellow lines, that would be enforceable by Lambeth Highways.
The applicant has instead proposed that kerb side parking will be controlled to prevent any obstruction
for refuse and servicing vehicles. Parking restrictions will be controlled by way of a private parking
enforcement company which will include warden patrols. An obligation within the s106 shall secure
evidence of the appointment of a parking enforcement company and require the retention of such
services.

Figure 11 - Swept path analysis - refuse vehicle entering and leaving the site in a forward gear
Car Parking
14.4.4 The appeal decision stated that the car parking layout as previously proposed was unacceptable,
required convoluted manoeuvres and allowed little margin for error. The car parking layout has been
wholly redesigned in the current proposal with spaces contained entirely within a car park rather than

adjacent to a pavement. The parking layout is shown in Figure 11. A separation of 6m between spaces
is proposed; officers are satisfied that cars would safely manoeuvre into, and out of, the parking bays.
14.4.5 The proposal would result in a reduction of parking spaces from 13 to 9, in addition to the loss of the
informal parking along the street. This will result in a reduction in parking availability for existing
residents who utilise the spaces.
14.4.6 The applicant has proposed that parking permits will be issued to existing residents to ensure that the
retained parking bays are available exclusively for their use. As the road is un-adopted, permits would
need to be issued and managed by the freeholder or by a company acting on their behalf. As set out
in para 14.4.3, a private parking enforcement company will be instructed by the applicant to control
parking within the close to those only with permits. A s106 obligation is recommended to ensure that
the services of such a company are retained for the lifetime of the development.
14.4.7 It is acknowledged that the reduction in parking spaces will likely lead to residents parking on nearby
streets. A parking stress survey has been undertaken on behalf of the applicant to assess the
availability of parking within 200m of the site. The surrounding adopted roads are not within a controlled
parking zone and so parking is generally unrestricted. The parking survey was undertaken over two
nights in accordance with Lambeth’s methodology. The survey demonstrates that 87 unrestricted
spaces were available overnight within a 200m of the site. Census data indicates that the average car
ownership in this area is approx. 0.68 cars per dwelling. Accordingly, there is sufficient availability of
parking nearby to accommodate any displacement of cars resulting from the loss of parking on the
within Lansdowne Woodland Close and the demand from the five new dwellings. It should also be
noted that the Inspector, when assessing the appeal scheme, did not have concerns regarding an
increase in parking demand owing to the site’s good access to public transport.
14.4.8 Policy T7 (a) (ii) states that development should be car free, particularly in areas where public transport
accessibility is high. As there is no CPZ in place, and as the road is un-adopted, it is not possible to
control future resident’s car ownership. However, car club memberships for all first occupants of the
proposed units will be secured by way of a s106 obligation to reduce reliance on private cars.
Furthermore, the applicant has advised that privately issued parking permits will not be offered to
future residents. A further obligation within the s106 agreement will restrict Lambeth parking permits
for future residents should a CPZ be forthcoming. These measures are considered sufficient to meet
the aims of policy T7.
14.4.9 Policy 6.13 (D) of the London Plan requires that 1 in 5 parking spaces provide an electrical vehicle
charging point (EVCP). As such, one EVCP will be secured by way of condition 15.
14.5 Construction management
14.5.1 A draft construction management plan (CMP) has been submitted which sets out the anticipated scope
of works and an overview of the proposed phasing, logistics and traffic management. The CMP
identifies the careful consideration required given the proximity of the site to the National Rail railway
line to the east and the restricted width of the road.
14.5.2 A 12 month construction period is anticipated with works split across four phases:
Phase 1 – Demolition and site clearance
Phase 2 – Sub-ground works
Phase 3 – Main construction
Phase 4 – External works and landscaping
14.5.3 The proposed working hours are set out below. These working hours are considered appropriate to
protect residential amenity.

08:00 – 18:00 Monday to Friday
08:00 – 13:00 Saturday
No work on Sundays or Bank Holidays
14.5.4 Deliveries to the site will be arranged during the above working hours and will be co-ordinated and
managed on a ‘just in time’ basis to avoid congestion locally. Deliveries will also be timed to avoid
peak hours and school arrivals/departures. Timings of deliveries will be agreed with the site manager
and suppliers will be required to confirm the size of their vehicle. This will ensure that vehicles have
unimpeded access to the site and should not need to wait on local roads.
14.5.5 The site will be enclosed by hoarding with site welfare and storage accommodated within the
boundary. This is shown in Figure 12 below. This would result in the temporary loss of both car parks
but as discussed in paragraph 14.4.7 there is sufficient availability of parking on nearby streets. All
contractors working on the site will be strongly advised to utilise public transport to commute and any
cars attending site will be parked within the hoardings.

Figure 12 - proposed site construction plan

14.5.6 Phase 4 will seek the peak number of vehicular movements during construction at a total of 23 per
week. All other phases will see approximately 10 vehicular movements per week. Vehicular access
will be via Lansdowne Hill.
14.5.7 All shared access roads will be kept clear ensuring that residents will have unrestricted access to
Lansdowne Wood Close during construction. The CMP contains a commitment that neighbours will
be kept informed of the proposed works by the contractor and a newsletter will be circulated every 68 weeks.

14.5.8 Lambeth Highways have been consulted on the draft construction management plan and have raised
no objections to the proposals. Officers are satisfied that mitigation proposed within the CMP is robust
and will be sufficient to protect the amenity of nearby residents as far as can feasibly be achieved. A
full construction management plan will be secured as a condition of consent (condition 3).
14.5.9 Network Rail have been consulted on the proposals and have raised no objections subject to a number
of informatives being attached to the decision notice.
14.5.10 There are two existing external staircases, which provide access to existing lower ground floor units.
The stairs are in a particularly poor state of repair and in need of rebuilding to ensure that they are
safe both for future and existing residents. An addendum to the CMP has been submitted which details
how access to the affected properties will be maintained throughout construction. The addendum
confirms that the hoarding will be sited so as to not obstruct access to the stairs. It goes on to set out
two options for maintaining access to the units whilst the stairs are rebuilt. The first option is to provide
access within the site storage area shown in Figure 12 during Phase 4 when the storage area will no
longer be required. Alternatively, a temporary metal or pre-cast concrete staircase will be installed.
Either option is considered acceptable as access to the existing units would be maintained. Condition
17 requires that the staircases are rebuilt prior to the first occupation of units 4 and 5.
14.6 Conclusion
14.6.1 The proposed development is considered acceptable with regard to transport and highways impacts
subject to the following obligations and conditions:
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Car club memberships for all residential units for a period of 3 years
Remove eligibility for parking permits for residents should a CPZ come forward
Implementation of private parking restrictions and enforcement
Submission of a full construction management plan
Installation of an electric vehicle charging point
Provision of cycle storage and submission of full details

Sustainable Design and Construction

15.1 As this is a minor application, there is no policy requirement for the scheme to achieve a 35% reduction
in carbon emissions beyond Part L of the Building Regulations 2013, nor is there a requirement to secure
a carbon offsetting contribution. Instead, Policy 5.2 of the London Plan requires that development
proposals should make the fullest contribution to minimising carbon dioxide emissions in accordance
with the Mayor’s energy hierarchy. Policy EN4 of the Local Plan requires all developments to meet the
highest standards of sustainable design and construction that can feasibly be achieved.
15.2 The application has been supported by a Sustainability and Energy Statement which demonstrates that
a 36% reduction in carbon emissions beyond Part L 2013 can be achieved. This is achieved through
leans measures such as targeting low u-values, utilising passive solar gains and the provision of lowenergy boilers. Photovoltaic panels are also proposed. The proposal therefore accords with Policy 5.2
of the London Plan and Policy EN4 of the Local Plan.
15.3 With regard to water efficiency, the submitted statement commits to a consumption rate not exceeding
105 litres per person per day thereby meeting policy requirements. Full details of how this will be
achieved will be secured by condition 7.
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Other Environmental Matters

16.1 Refuse and recycling
16.1.1 The application site currently accommodates an informal refuse store for 16 properties along the
eastern side of Lansdowne Wood Close. The refuse store is not enclosed, is insufficient in size and
comprises only of a raised area of hardstanding on which bins are stored which has led to residents
also storing bins on the pedestrian footpath. During the officer’s site visit, it was observed that each of
the 16 properties appears to have 1 x 140l refuse bin and 1 x 140l recycling bin. Clarification on refuse
arrangements has been sought from the applicant but has not been forthcoming. It is proposed to
provide a dedicated refuse and recycling store to serve all 16 properties to the east of Lansdowne
Wood Close along with the 5 additional properties that would be delivered by this development. The
refuse and recycling store would therefore provide for 21 properties. As currently proposed, the store
would accommodate 6 x 240l refuse bins and 6 x 240l recycling bins. The Council’s Refuse and
Recycling Design Guide requires provision for 90l of refuse and 55l of recycling per unit. As currently
proposed, the storage would fall short of this requirement by 165l. However, officers are satisfied that
there is sufficient space to accommodate the full provision of refuse and recycling storage and that
this could be achieved by utilising higher capacity bins. Full details of the refuse and recycling storage
will be secured by condition 19.
16.2 Flood Risk
16.2.1 Policy 5.13 of the London Plan requires that developments utilise sustainable urban drainage systems
(SuDS) to manage surface water run-off. This is a minor development and therefore the applicant was
not required to submit a SuDS plan at validation stage. In this instance, it is considered appropriate to
secure details of SuDS by way of condition.
16.3 Air Quality
16.4 Lambeth as a whole is within a designated Air Quality Management Area (AQMA) within which Policy
7.14 of the London Plan requires that development be at least ‘air quality neutral’. An air quality
assessment has been submitted in support of the application which concludes that the development will
not unduly exacerbate levels of air pollution locally. The AQMA further demonstrates that future
occupiers will not be exposed to unduly harmful levels of air pollution within their homes. The AQMA is
considered acceptable for the scale of the development proposed.
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Planning Obligations and CIL

17.1 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).
17.2 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.
17.3 The proposed obligations to be secured through the S106 Agreement are as follows:

Item
Affordable housing –
financial contribution
Affordable housing non-implementation
viability review

Transport

Other

Details
Contribution of £93,468 towards the delivery of off-site affordable housing.
A viability review will be required if commencement of foundation and
piling works does not occur within two years of the grant of planning
permission. If the review shows improved viability, an additional affordable
housing payment would be made up to a maximum equivalent to 40 per
cent by habitable room, with 20% being retained by the developer.
 Parking permit free designation for residential uses (should a CPZ
come forward)
 Three years free car club membership for first occupants of each
residential unit
 Implementation of works to restrict parking along Lansdowne Wood
Close
 Instruction of a private parking enforcement company to manage
parking along Lansdowne Wood Close and the retention of such
services for the lifetime of the development
Monitoring fee of up to 5% of the total financial obligations

17.4 If the application is approved and the development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will arise.
17.5 The Lambeth CIL contribution is estimated, on the basis of information supplied with the planning
application, to be £27,332.64. Expenditure of the majority of a future CIL receipt will be applied towards
Borough infrastructure needs as contained in the published CIL Regulation 123 List, which defines what
CIL may be spent on. 25% of the CIL receipt will be applied towards local neighbourhood spend, in the
Norwood Local Investment Plan (CLIP) area in which the development is located. Local neighbourhood
funding from CIL may be applied to infrastructure needs in line with the CIL Regulation 123 List, or to
anything else that is concerned with addressing the demands that the development places on an area.
17.6 Allocation of CIL monies to particular infrastructure projects is not a matter for consideration in the
determination of planning applications. Separate governance arrangements are being put in place for
Borough Infrastructure needs, and locally through the Cooperative Local Investment Plan initiative.
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CONCLUSION

18.1 The application proposes to redevelop the site to provide five dwellings, a car park for the existing units
and associated landscaping.
18.2 The bulk, scale and massing of the proposed building is considered commensurate with the prevailing
character of Lansdowne Wood Close. The materials proposed are in keeping with those to the
surrounding properties.
18.3 The development would provide acceptable standards of residential accommodation and would not
impact unacceptably on neighbouring properties. It has been demonstrated to the satisfaction of officers
that the scheme would not unduly impact upon the highway and that adequate provision has been made
for cycle parking.
18.4 Officers consider that the development would be in compliance with the Development Plan for the
Borough. Officers are therefore recommending approval of the scheme, subject to conditions and
completion of a Section 106 Agreement. The application has overcome the reasons cited within the
previous dismissed appeal against the Council’s refusal of 17/02012/FUL.
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EQUALITY DUTY AND HUMAN RIGHTS

19.1 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).
19.2 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.
19.3 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.
20

RECOMMENDATION

20.1 Resolve to grant conditional planning permission subject to the completion of an agreement under
Section 106 of the Town and Country Planning Act 1990 (as amended) containing the planning
obligations listed in this report.
20.2 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.
20.3 In the event that the Section 106 Agreement is not completed within six months of committee, delegated
authority is given to the Assistant Director of Planning, Transport and Development to refuse planning
permission for failure to enter into a section 106 agreement for the mitigating contributions identified in
this report, addendums and/or the PAC minutes.

APPENDICES
Appendix 1: Draft Decision Notice
Your Ref:

Our Ref: 18/03492/FUL

Mr Stephen Manuel
c/o Mrs Sharon Francis
40 Great Portland Street
London
W1W 7LZ

DRAFT DECISION NOTICE
Dear Mr Stephen Manuel

TOWN AND COUNTRY PLANNING ACT 1990.
PERMISSION FOR DEVELOPMENT
The London Borough of Lambeth hereby permits under the above mentioned Acts and associated orders the
development referred to in the schedule set out below subject to any conditions imposed therein and in
accordance with the plans submitted, save in so far as may otherwise be required by the said conditions.
In accordance with the statutory provisions your attention is drawn to the statement of Applicant’s Rights and
General Information attached.
Application Number: 18/03492/FUL

Date of Application: 13.08.2018

Date of Decision:

Proposed Development At: Lansdowne Wood Close London SE27 0BY
For: Erection of 2 storey building plus lower ground floor to provide five residential dwellings on the land
between 19-24 Lansdowne Wood Close, comprising of 3x2 bed maisonettes and 2x1 bed lower ground flats;
together with the provision of 9 parking spaces, refuse/recycling store, a secured cycle storage and hard
landscaping.
Approved Plans
dwg no: LW 1000 (dated 21.5.19); LW 800 (dated 5.11.18); LW 801 (dated 5.11.18); LW 500 (rev a); LW 501
(rev a); LW 502; LW 503; LW 600; LW 601; LW 602; LW 603; LW 700; Design and access statement (dated
5 Nov 18); Planning Statement (dated October 18); Sustainability and Energy Statement (dated July 18);
Noise Assessment Report (dated 11/10/16); Extended Phase 1 Habitat Survey Report (dated Apr 17); Air
Quality Assessment (dated 13/10/16); Daylight Report (dated 24 May 19); Letter from Bespoke Property
Consultants (dated 12 Aug 19); Order of cost estimate (dated 17 Dec 18); Tree Protection Plan TP-P-002
(rev 07); Arboricultural Method Statement (dated Jan 19); Transport note - refuse collection (dated Oct 19);
Tree survey and arboricultural impact assessment (dated Oct 18); Construction management plan;

Construction management plan addendum (dated May 19); Transport Statement (dated Oct 18); Small sites
calculator (received 19-12-18); Email from Stephen Manuel (dated 6-11-19); Email from Stephen Manuel
(dated 2-10-19)

1. The development to which this permission relates must be begun no later than three years from the
date of this decision notice.
Reason: To comply with the provisions of Section 91 of the Town and Country
Planning Act 1990.
2. The development hereby permitted shall be carried out in complete accordance with the approved
plans and drawings listed in this decision notice, other than where those details are altered pursuant
to the conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3. Before any development commences, full details of the proposed demolition and construction
methodology, in the form of a Method of Construction Statement, shall be submitted to and approved
in writing by the Local Planning Authority. The Method of Construction Statement shall include
details regarding:
a)
b)
c)
d)
e)
f)

The scope and nature of notifying neighbours with regard to specific works;
Advance notification of road closures;
Details regarding parking, deliveries, and storage;
Details of measures to prevent the deposit of mud and debris on the public highway;
Any other measures to mitigate the impact of construction upon the amenity of the area and
the function and safety of the highway network.
Construction Logistics Plan (CLP), defining the timings and various activities to take place
during the different phases of the construction periods.

The development shall not begin until provision has been made to accommodate all site operatives',
visitors' and construction vehicles loading, off-loading, parking and turning within the site or
otherwise during the construction period in accordance with the approved details. The details of the
approved Method of Construction Statement must be implemented and complied with for the
duration of the demolition and construction process.
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, EN7 & T8 of the London Borough of Lambeth Local Plan (2015)).
4. Prior to the commencement of above ground works and notwithstanding the details shown on the
drawings hereby approved, detailed construction drawings of all external elevations (at scale 1:10)
including the following items shall be submitted to and approved in writing by the local planning
authority. The development shall not be carried out other than in accordance with the approved
details.
a) Detailed elevations
b) Details of windows (including technical details, elevations, reveal depths, plans and cross
sections)
c) Details of terraces and balconies (including soffits), balustrades and privacy screens
d) Details of entrances, canopies and doors (including technical details, elevations, surrounds,
reveal depths, plans and sections)
e) Details of roof treatments, cills and parapets
f) Details of rainwater goods (including locations and fixings)
g) Vents, extracts, flues and ducts
h) Details of wayfinding signage to units 4 and 5

Reason: To ensure that the external appearance of the building is satisfactory, an acceptable
standard of privacy is provided to the approved private amenity spaces and that entrances to lower
ground floor units are legible (Policy Q5, Q7 and Q8 of the London Borough of Lambeth Local Plan
(2015)).
5. Prior to the relevant part of the works commencing, a schedule of all materials to be used in the
external elevations, including samples and the invitation to view a brick sample panel with pointing
on site, shall be submitted and approved in writing by the local planning authority. The development
shall not be carried out other than in accordance with the approved materials unless otherwise
agreed in writing by the local planning authority.
Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7 and
Q8 of the London Borough of Lambeth Local Plan 2015).
6. Prior to the commencement of above ground level works a soft landscaping scheme shall be
submitted to and approved in writing by the local planning authority. The development hereby
permitted shall be thereafter carried out in accordance with the approved details within 6 months of
the date of occupation. All tree, shrub and hedge planting included within the above specification
shall accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent superseding
equivalent) and current Arboricultural best practice. The submitted details are expected to
demonstrate the following:
a) The quantity, size, species, position and the proposed time of planting of all trees and
shrubs to be planted.
b) An indication of how they integrate with the proposal in the long term with regard to their
mature size and anticipated routine maintenance and protection.
c) Specification of which shrubs and hedges to be planted that are intended to achieve a
significant size and presence in the landscape.
Reason: In order to ensure high quality soft landscaping in and around the site in the interests of the
ecological value of the site and in the interests of visual amenity with particular regard to the outlook
afforded to future residents of units 4 and 5 (policy Q2, Q9 and Q10 of the London Borough of
Lambeth Local Plan (2015)).
7. No development other than demolition shall commence on site until a detailed Surface Water
Management Strategy document has been provided and approved by the Local Planning Authority.
The document must include a detailed design of the site's surface water drainage system;
demonstrate the technical feasibility/viability of the system through the use of SuDS to manage the
flood risk to the site and elsewhere; and the measures taken to manage the water quality for the life
time of the development. The approved scheme for the surface water drainage shall be carried out in
accordance with the approved details before the development is first 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).
8. The development shall be constructed and operated thereafter to 'Secured by Design Standards'. A
certificate of accreditation to Secured by Design Standards shall be submitted to the Local Planning
Authority for approval in writing prior to the occupation of the development.
Reason: To ensure that the development maintains and enhances community safety (Policy Q3 of
the London Borough of Lambeth Local Plan 2015).
9. Within three months of work commencing on site, evidence (internal water calculations) must be
submitted to and approved in writing by the Local Planning Authority to show that the internal water
consumption of the development will not exceed 105 L/person/day, in line with The Water Efficiency
Calculator for new dwellings from the Department of Communities and Local Government.

Reason: To reduce the consumption of potable water in the home from all sources, including
borehole well water, through the use of water efficient fittings, appliances and water recycling
systems in accordance with London Plan Policy 5.15.
10. The development shall be implemented in accordance with the approved Sustainability and Energy
Statement (dated July 2018) and above ground works shall not commence until full Design Stage
calculations under the Standard Assessment Procedure have been submitted to and approved in
writing by the Local planning Authority to show that the development will be constructed in
accordance with the approved Energy Strategy and achieved a 35% reduction in carbon dioxide
emissions.
Reason: To ensure that the development makes the fullest contribution to minimising carbon dioxide
emissions in accordance with London Plan Policy 5.2 and Policy EN5 of the London Borough of
Lambeth Local Plan (2015).
11. Prior to first occupation of the residential units within the development As Built SAP calculations with
a Block Compliance worksheet as an output of the National Calculation Method should be submitted
to and approved in writing by the Local Planning Authority demonstrating that the dwellings have
been built in accordance with the approved Sustainability and Energy Statement (dated July 2018)
and achieves a maximum possible reduction in carbon emissions over that required by Part L of the
Building Regulations 2013.
Reason: To ensure that the development has an acceptable level of sustainability (policy EN4 of the
London Borough of Lambeth Local Plan (2015) and Policy 5.2 of the London Plan (2015)).
12. At least ten per cent of the residential units hereby permitted shall be constructed to comply with Part
M4(3) of the Building Regulations. Any communal areas and accesses serving the M4(3) compliant
Wheelchair User Dwellings should also comply with Part M4(3). All other residential units, communal
areas and accesses hereby permitted shall be constructed to comply with Part M4(2) of the Building
Regulations.
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)).
13. Prior to the commencement above ground of the development a scheme of noise and vibration
attenuation shall be submitted to and approved in writing by the Local Planning Authority. The
scheme shall achieve the habitable room standards as detailed in BS8233:2014 with no relaxation
for exceptional circumstances and shall comply with the technical standards for ventilation and
sound insulation detailed in the Syntegra Consulting report dated 11/10/2016 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 use 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)).
14. The car park and vehicular turning area shown on the approved plans (dwg no. LW 501 (Rev A))
shall be provided prior to the commencement of the use hereby permitted and that area shall not
thereafter be used for any other purpose, or obstructed in any way.
Reason: To minimise danger, obstruction and inconvenience to users of the highway (policies T1, T6
and T8 of the London Borough of Lambeth Local Plan (2015)).
15. At least one of the vehicular parking spaces shall be provided with electrical charging points for
electric vehicles.
Reason: To encourage the uptake of electric vehicles in accordance with London Plan Policy 6.13.
16. Prior to the first occupation of the residential units hereby permitted, details of the provision to be
made for cycle parking shall be submitted to and approved in writing by the Local Planning Authority.

The cycle parking shall thereafter be implemented in full in accordance with the approved details
before the use hereby permitted commences and shall thereafter be retained solely for its
designated use.
Reason: To ensure adequate cycle parking is available on site and to promote sustainable modes of
transport (policies T1, T3 and Q13 of the London Borough of Lambeth Local Plan (2015)).
17. The external staircases shown on the approved plans (dwg no. LW 501 (Rev A) and LW 500 (Rev
A)) shall be rebuilt and made safe prior to the first occupation of units 4 and 5 of the development
hereby approved.
Reason: To ensure the provision of a safe pedestrian access (policy Q3 of the London Borough of
Lambeth Local Plan (2015)).
18. Prior to the first occupation of units 4 and 5, a scheme of lighting relating to the external staircases
and associated footpaths shall be submitted to and approved in writing by the local planning
authority.
Reason: To ensure that the access to the lower ground floor units is adequately lit in the interests of
pedestrian safety (policies Q3 and Q7 of the London Borough of Lambeth Local Plan (2015)).
19. Prior to the commencement of the use 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 the Lambeth’s
Refuse & Recycling Storage Design Guide (2013), unless it is demonstrated in the submissions that
such provision is inappropriate for this specific development.
Reason: To ensure suitable provision for the occupiers of the development, to encourage the
sustainable management of waste and to safeguard the visual amenities of the area (policies Q2 and
Q12 of the London Borough of Lambeth Local Plan (2015)).
20. The development hereby approved shall be undertaken in accordance with the mitigation methods
set out in the approved Phase 1 Habitat Survey Report (dated April 2017).
Reason: In order to secure appropriate features to conserve and enhance wildlife habitats and
biodiversity measures within the development (Policy EN1 of the Lambeth Local Plan (2015)).
21. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (Amendment) (England) Order 2015 (or any Order revoking or re-enacting
that Order with or without modification), no aerials, antennae, satellite dishes or related
telecommunications equipment shall be erected on any part of the development hereby permitted,
without planning permission first being granted.
Reason: To ensure that the visual impact of telecommunication equipment upon the surrounding
area can be considered. (Policies T10 and Q6 of the Lambeth Local Plan (2015)).

Notes to Applicants:
In dealing with this application the Council has implemented the requirement in the National Planning Policy
Framework (2019) to work with the applicant in a positive and proactive manner. The council has made
available on its website the policies and guidance provided by Lambeth Local Plan (2015) and its
supplementary planning documents. We also offer a full pre-application advice service in order to ensure that
the applicant has every opportunity to submit an application that’s likely to be considered acceptable.

1.

This decision letter does not convey an approval or consent which may be required under any
enactment, by-law, order or regulation, other than Section 57 of the Town and Country Planning Act
1990.

2.

You are advised that this consent is without prejudice to any rights which may be enjoyed by any
tenants/occupiers of the premises.

3.

Your attention is drawn to the provisions of the Building Regulations, and related legislation which
must be complied with to the satisfaction of the Council's Building Control Officer.

4.

Your attention is drawn to the provisions of The Party Wall Act 1996 in relation to the rights of
adjoining owners regarding party walls etc. These rights are a matter for civil enforcement and you
may wish to consult a surveyor or architect.

5.

Street Naming & Numbering:
As soon as building work starts on the approved development, you must contact the Street Naming
and Numbering Officer if you need to do any of the following:
-

name a new street
name a new or existing building
apply new street numbers to a new or existing building
apply new numbers to internal flats or units

This will ensure that any changes are agreed with Lambeth Council before use, in accordance with
the London Buildings Acts (Amendment) Act 1939 and the Local Government Act 1985. Contact
details for the Street Naming and Numbering Officer are listed below:
Thomas Crouch-Baker
Street Naming and Numbering Officer, London Borough of Lambeth, Olive Morris House, 18 Brixton
Hill, London SW2 1RL
email : tcrouch-baker@lambeth.gov.uk
telephone : 020 7926 2283
6.

You are advised of the necessity to consult the Council's Highways team prior to the commencement
of construction on 020 7926 9000 in order to obtain necessary approvals and licences prior to
undertaking any works within the Public Highway including Scaffolding, Temporary/Permanent
Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer Connections, Hoarding,
Excavations (including adjacent to the highway such as basements, etc), Temporary Full/Part Road
Closures, Craneage Licences etc.

7.

Your attention is drawn to the following informatives requested by Network Rail:
The Developer must ensure that their proposal, both during construction and after completion of works
on site, does not:
-

encroach onto Network Rail land
affect the safety, operation or integrity of the company's railway and its infrastructure
undermine its support zone
damage the company's infrastructure
place additional load on cuttings
adversely affect any railway land or structure
over-sail or encroach upon the air-space of any Network Rail land
cause to obstruct or interfere with any works or proposed works or Network Rail
development both now and in the future

8. The developer should comply with the following comments and requirements for the safe operation
of the railway and the protection of Network Rail's adjoining land.
Future maintenance

The development must ensure any future maintenance can be conducted solely on the applicant's
land. The applicant must ensure that any construction and any subsequent maintenance can be
carried out to any proposed buildings or structures without adversely affecting the safety of, or
encroaching upon Network Rail's adjacent land and air-space, and therefore all/any building should
be situated at least 2 metres (3m for overhead lines and third rail) from Network Rail's boundary. The
reason for the 2m (3m for overhead lines and third rail) stand off requirement is to allow for
construction and future maintenance of a building and without requirement for access to the
operational railway environment which may not necessarily be granted or if granted subject to
railway site safety requirements and special provisions with all associated railway costs charged to
the applicant. Any less than 2m (3m for overhead lines and third rail) and there is a strong possibility
that the applicant (and any future resident) will need to utilise Network Rail land and air-space to
facilitate works. The applicant / resident would need to receive approval for such works from Network
Rail Asset Protection, the applicant / resident would need to submit the request at least 20 weeks
before any works were due to commence on site and they would be liable for all costs (e.g. all
possession costs, all site safety costs, all asset protection presence costs). However, Network Rail is
not required to grant permission for any third party access to its land. No structure/building should be
built hard-against Network Rail's boundary as in this case there is an even higher probability of
access to Network Rail land being required to undertake any construction / maintenance works.
Equally any structure/building erected hard against the boundary with Network Rail will impact
adversely upon our maintenance teams' ability to maintain our boundary fencing and boundary
treatments.
Drainage
Storm/surface water must not be discharged onto Network Rail's property or into Network Rail's
culverts or drains except by agreement with Network Rail. Suitable drainage or other works must be
provided and maintained by the Developer to prevent surface water flows or run-off onto Network
Rail's property. Proper provision must be made to accept and continue drainage discharging from
Network Rail's property; full details to be submitted for approval to Network Rail Asset Protection.
Suitable foul drainage must be provided separate from Network Rail's existing drainage. Soakaways,
as a means of storm/surface water disposal must not be constructed near/within 10 - 20 metres of
Network Rail's boundary or at any point which could adversely affect the stability of Network Rail's
property. After the completion and occupation of the development, any new or exacerbated problems
attributable to the new development shall be investigated and remedied at the applicants' expense.
Plant & Materials
All operations, including the use of cranes or other mechanical plant working adjacent to Network
Rail's property, must at all times be carried out in a "fail safe" manner such that in the event of
mishandling, collapse or failure, no plant or materials are capable of falling within 3.0m of the
boundary with Network Rail.
Scaffolding
Any scaffold which is to be constructed within 10 metres of the railway boundary fence must be
erected in such a manner that at no time will any poles over-sail the railway and protective netting
around such scaffold must be installed. The applicant/applicant's contractor must consider if they can
undertake the works and associated scaffold/access for working at height within the footprint of their
property boundary.
Piling
Where vibro-compaction/displacement piling plant is to be used in development, details of the use of
such machinery and a method statement should be submitted for approval to Network Rail Asset
Protection prior to the commencement of works and the works shall only be carried out in
accordance with the approved method statement.
Fencing
In view of the nature of the development, it is essential that the developer provide (at their own
expense) and thereafter maintain a substantial, trespass proof fence along the development side of
the existing boundary fence, to a minimum height of 1.8 metres. The 1.8m fencing should be
adjacent to the railway boundary and the developer/applicant should make provision for its future
maintenance and renewal without encroachment upon Network Rail land. Network Rail's existing
fencing / wall must not be removed or damaged and at no point either during construction or after
works are completed on site should the foundations of the fencing or wall or any embankment
therein, be damaged, undermined or compromised in any way. Any vegetation on Network Rail land

and within Network Rail's boundary must also not be disturbed. Any fencing installed by the applicant
must not prevent Network Rail from maintaining its own fencing/boundary treatment.
Lighting
Any lighting associated with the development (including vehicle lights) must not interfere with the
sighting of signalling apparatus and/or train drivers vision on approaching trains. The location and
colour of lights must not give rise to the potential for confusion with the signalling arrangements on
the railway. The developers should obtain Network Rail's approval of their detailed proposals
regarding lighting.
Noise and Vibration
The potential for any noise/ vibration impacts caused by the proximity between the proposed
development and any existing railway must be assessed in the context of the National Planning
Policy Framework which hold relevant national guidance information. The current level of usage may
be subject to change at any time without notification including increased frequency of trains, night
time train running and heavy freight trains.
Vehicle Incursion
Where a proposal calls for hard standing area / parking of vehicles area near the boundary with the
operational railway, Network Rail would recommend the installation of a highways approved vehicle
incursion barrier or high kerbs to prevent vehicles accidentally driving or rolling onto the railway or
damaging lineside fencing.

9.

Network Rail strongly recommends the developer contacts Network Rail Asset Protection London
South East at AssetProtectionLondonSouthEast@networkrail.co.uk prior to any works commencing
on site, and also to agree an Asset Protection Agreement with us to enable approval of detailed
works. More information can also be obtained from our website at
www.networkrail.co.uk/aspx/1538.aspx.

10.

The Refuse & Recycling Storage Design Guide (2013) can be viewed on the planning policy pages
of the council's website.

11.

You are advised that no pipes are to be fixed on soffits

12.

You are advised that the development hereby approved would be liable for Mayoral CIL and
Lambeth CIL payments.

13.

You are reminded that all conditions which require further details to be submitted to and approved by
the Local Planning Authority need to be accompanied by an application form and a fee. The
application form and fee schedule can be found at www.lambeth.gov.uk/planning.

Yours sincerely
Rob Bristow

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

Date printed:

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

Appendix 2: List of consultees (statutory and Other Consultees)
Statutory Consultees
Environmental Heath – noise pollution
Transport
Arboricultural officer
Sustainability (Bioregional)
Thames Water
Urban Design
Building Control
Veolia Waste
Network Rail
Transport for London Road Network Development
Design Out Crime officer
Helen Hayes MP
Norwood Forum
Norwood Planning Assembly
Royal Circus Neigbourhood Watch & Residents Association
Turney Road Resident Association
Neighbours
1 Lansdowne Wood Close London SE27 0BY
2 Lansdowne Wood Close London SE27 0BY
3 Lansdowne Wood Close London SE27 0BY
4 Lansdowne Wood Close London SE27 0BY
5 Lansdowne Wood Close London SE27 0BY
6 Lansdowne Wood Close London SE27 0BY
7 Lansdowne Wood Close London SE27 0BY
8 Lansdowne Wood Close London SE27 0BY
9 Lansdowne Wood Close London SE27 0BY
10 Lansdowne Wood Close London SE27 0BY
11 Lansdowne Wood Close London SE27 0BY
12 Lansdowne Wood Close London SE27 0BY
13 Lansdowne Wood Close London SE27 0BY
14 Lansdowne Wood Close London SE27 0BY
15 Lansdowne Wood Close London SE27 0BY
16 Lansdowne Wood Close London SE27 0BY
17 Lansdowne Wood Close London SE27 0BY
18 Lansdowne Wood Close London SE27 0BY
19 Lansdowne Wood Close London SE27 0BY
20 Lansdowne Wood Close London SE27 0BY
21 Lansdowne Wood Close London SE27 0BY
22 Lansdowne Wood Close London SE27 0BY
23 Lansdowne Wood Close London SE27 0BY
24 Lansdowne Wood Close London SE27 0BY
25 Lansdowne Wood Close London SE27 0BY
26 Lansdowne Wood Close London SE27 0BY
27 Lansdowne Wood Close London SE27 0BY
28 Lansdowne Wood Close London SE27 0BY
29 Lansdowne Wood Close London SE27 0BY
30 Lansdowne Wood Close London SE27 0BY
31 Lansdowne Wood Close London SE27 0BY

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

London Plan (2016) policies
Policy 1.1 - Delivering the vision and objectives for London Lambeth Local Plan (2015) policies
Policy 3.1 - Ensuring Equal Life Chances for All
Policy 3.3 - Increasing Housing Supply
Policy 3.4 - Optimising Housing Potential
Policy 3.5 - Quality and Design of Housing Developments
Policy 3.8 - Housing Choice
Policy 5.1 - Climate Change Mitigation
Policy 5.2 - Minimising carbon dioxide emissions
Policy 5.3 - Sustainable Design and Construction
Policy 5.15 - Water Use and Supplies
Policy 5.7 - Renewable Energy
Policy 6.9 - Cycling
Policy 7.3 – Designing Out crime
Policy 7.4 - Local Character
Policy 7.6 - Architecture
Policy 8.2 - Planning Obligations
Policy 8.3 - Community Infrastructure Levy
Lambeth Local Plan (2015) policies
D1 Delivery and monitoring
D2 Presumption in favour of sustainable development
D3 Infrastructure
H1 Maximising housing growth
H2 Delivering affordable housing
H4 Housing mix in new developments
H5 Housing standards
T1 Sustainable travel
T2 Walking
T3 Cycling
T4 Public transport infrastructure
T6 Assessing impacts of development on transport capacity
T7 Parking
T8 Servicing
EN1 Open space and biodiversity
EN4 Sustainable design and construction
EN5 Flood risk
EN6 Sustainable drainage systems and water management
EN7 Sustainable waste management
Q1 Inclusive environments
Q2 Amenity
Q3 Community safety
Q5 Local distinctiveness
Q6 Urban design: public realm
Q7 Urban design: new development
Q8 Design quality: construction detailing
Q9 Landscaping
Q10 Trees
Q11 Building alterations and extensions
Q12 Refuse/recycling storage
Q13 Cycle storage
Q15 Boundary treatments

Supplementary Planning Documents and Guidance (SPDs)
GLA Guidance / Supplementary Planning Guidance (SPG):
Housing (2016)
Accessible London: Achieving and Inclusive Environment SPG (2014)
Character and Context SPG (2014)
Sustainable Design and Construction SPG (2014)
Planning for Equality and Diversity in London SPG (2007)
Crossrail Funding (2016)
Local Guidance / Supplementary Planning Documents (SPDs):
Refuse & Recycling Storage Design Guide
Waste & Recycling Storage and Collection Requirements
Air Quality Planning Guidance Note
Parking survey Guidance Note
Viability SPD (2018)

Appendix 4: Other relevant Plans and Photos
1. Existing bin storage

2. Proposed plans – previously refused application (17/02012/FUL)
Front elevation

Ground floor plan

Lower ground floor plan

