ADDRESS: 2 Roman Rise London SE19 1JG
Application Number: 20/01480/FUL

Case Officer: Luke Butler

Ward: Gipsy Hill
Date Received: 30 April 2020
Proposal: Redevelopment of the site comprising of the demolition of the existing buildings and
erection of a part 5, part 7 storey building to provide 31 affordable residential units (Use Class C3),
together with associated landscaping works.
Applicant: Homes For Lambeth

Agent: Savills

RECOMMENDATION:
1.
Resolve to grant conditional planning permission including to a Grampian
condition requiring the completion of an agreement under Section 106 of the Town and
Country Planning Act 1990 (as amended) containing the planning obligations listed in
this report and any direction as may be received following further referral to the Mayor
of London.
2.
Agree to delegate authority to the Director of Planning, Transport and
Sustainability to:
a. Finalise the recommended conditions as set out in this report, addendums
and/or PAC minutes.
3.
In the event that the committee resolves to refuse planning permission and
there is a subsequent appeal, delegated authority is given to the Director of Planning,
Transport and Sustainability, 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.

SITE DESIGNATIONS
Relevant site designations:
Flood Zone

Flood Zone 1

Lambeth wide Air Quality Management
Area (AQMA
Non-Road Mobile Machinery (NRMM) Low
Emission Zone.

Lambeth wide Air Quality Management Area
(AQMA
Non-Road Mobile Machinery (NRMM) Low Emission
Zone.

LAND USE DETAILS
Site area (ha):

0.13

RESIDENTIAL DETAILS
Residential
Type

No. of bedrooms per unit

Studio
Proposed
On-Site

Social Rent
(low cost rent
– Council
level)
Intermediate
(London
Shared
Ownership)
Private/Market
Total

Total
Habitable
Rooms

1
6

2
6

3
10

4
0

Total
22

70

2

6

1

0

9

26

0
8

0
12

0
11

0
0

0
31

0
96

NON-CONVENTIONAL RESIDENTIAL & VISITOR ACCOMMODATION

Existing
Proposed

Bedrooms
7
0

Hostel (Sui Generis)
Hostel (Sui Generis)

Floorspace (m2)
309 (GEA)
0

ACCESSIBILITY
Number of C3
Units
M4(2) Units
M4(3) Units

28
3

PARKING DETAILS
Car Parking Spaces
(General)

Car Parking Spaces
(Disabled)

% of
EVCP

Bike
Spaces

Motorcycle
Spaces

Resi
Existing
Proposed

Hostel
0

0

Visitor
0
0

Resi

Hostel
0

3 on
street

Visitor
0
0

0
0

0
60

0
0

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

Lambeth
department
Legal Services

Date Sent

Date
Received

Report
Cleared

Comments in
para:

EXECUTIVE SUMMARY
The application site is located in an accessible, predominantly residential location within the Gipsy Hill
ward of the London Borough on Lambeth. The site is occupied by Truslove House, a 7-bedroom
hostel for the temporary accommodation of homeless households.
The proposal is to demolish the existing building and erect a part 5 and part 7 storey building
comprising 31 residential units (100% affordable housing) with associated cycle parking, blue badge
parking, refuse storage and landscaping and amenity space.
The proposed scheme will be delivered by Homes for Lambeth (HfL), the Council’s wholly owned
company dedicated to delivering more new and affordable homes. The proposal is part of an agreed
programme which forms part of the HfL Delivery Plan and Corporate Plan. As part of this programme
HFL are currently bringing forward a number of smaller, Council owned sites across the borough, of
which this site is one. The proposal will provide a site for the purposes of relocating existing residents
of the Central Hill Estate as part of the decant strategy to bring the estate forward for regeneration.
The loss of the hostel meets the policy tests of Policy H8 and H9 of the Lambeth Local Plan and Draft
Revised Lambeth Local Plan, as a condition secures the reprovision of temporary accommodation for
homeless households in perpetuity on an alternative site in the Borough.
As a 100% affordable housing proposal, the development comprises 22 social rented units at target
rents and 9 intermediate units (London Shared Ownership). The tenure split would be 71% social rent
and 29% intermediate shared ownership respectively by unit and 75% social rent and 25%
intermediate shared ownership by habitable room.
As the development would result in the loss of 390 sqm of estate amenity land, retaining 344.6 sqm. It
has been demonstrated that there are significant regeneration and community benefits that could not
be achieved in any other way – specifically that the residents of the Central Hill Estate would be able
to relocate to the proposal reducing the displacement of current resident across the wider Borough
with minimal disturbance. In addition, there is no other available site locally able to achieve this.
Various improvements have been secured to the quality, accessibility and usability of the retained
estate amenity space on site along with the provision of improvements to 600sqm of estate amenity
space off site, through introducing landscaping and play space as well ashancing the ecology and
biodiversity offering. The applicant has provided indicative details with regards to hard and soft
landscaping with an intention to provide a balance between amenity and biodiversity. The current
ecological value of the application site is acceptable and indicates that the development would not
have a significant adverse ecological impact. Subject to conditions and securing planning obligations
and financial contributions the proposals are considered to be acceptable in this regard.
The building is an L-shape and has a contemporary design with beige and light buff brick as the
predominant external material together with a light brown aluminium window frame and matching
aluminium parapet detail.
The bulk, scale and massing of the proposed development is considered acceptable and while taller
than surrounding properties the height is considered appropriate given the gateway nature of the site
located at the corner of the site adjoining the A214 Central Hill. The proposed development would not
result in harm to any conservation areas or other heritage assets.
In terms of sustainability there would be a carbon reduction of 73.9% and remaining regulated carbon
dioxide emissions to zero would be off set with a payment secured by s106. Employment benefits
include a financial contribution of £19,500, which would be used towards the employment and training
of local residents and during the build period there would be an employment and skills plan to help
local people access job opportunities arising from the proposed development (at construction phase).
The proposed development would provide acceptable standards of residential accommodation. and
the quantum and quality of private and communal amenity space proposed is considered acceptable.
The dwellings would have good levels of daylight/sunlight, privacy and outlook.

Due to appropriate separation distances and the urban context, the proposed development would not
result in any significant material impact in terms of overlooking or loss of privacy to neighbouring
residential properties, nor would it amount to an unneighbourly relationship with regard to increased
sense of enclosure or overbearing impact. The proposed development would not result in any undue
harm in terms of sunlight, daylight and overshadowing of neighbouring occupiers.
Future residents of the development would not eligible for future parking permits if a CPZ is
introduced in the future secured. Financial contributions towards 3 disabled parking spaces, a
contribution towards a future CPZ and car club membership for residents would be secured by section
106 agreement. The scheme would provide a total of 58 long-stay cycle parking spaces, and 4 shortstay cycle parking spaces, in accordance with Draft London Plan standards. The development would
be suitably mitigated in terms of its impact upon local infrastructure. The development would not
impact unacceptably upon the function and safety of the highway network (both pedestrian and
vehicular).
The development would be subject to a range of planning obligations that would reasonably mitigate
the otherwise unacceptable impacts of the development. The package of planning contributions has
been negotiated having full regard to the nature of the development, to the normal expectations
conferred upon developers by the various planning policy documents, and to the statutory tests for
section 106 obligations set out in the Community Infrastructure Levy Regulations 2010.
In terms of equalities considerations, the HfL Business Plan 2020-23 was considered and approved
by the Leader of the Council on 30 March 2020 following a recommendation of the Ownership and
Stewardship Cabinet Advisory Panel and the HFL Board. As part of bringing forward the Plans, the
Lambeth’s Estate Rebuilding Programme Equalities Impact Assessment Report (January 2020)
(EQIA) was produced. This assessed the proposed Lambeth estate rebuilding programme through
Homes for Lambeth and how it will fulfil the three aims of the Public Sector Equality Duty under the
Equality Act 2010. Leading from this, Homes for Lambeth operate with ‘Key Guarantees’ for its
existing tenants, which to ensure a fair deal. Roman Rise was specifically identified in the Business
Plan, which is considered in the EQIA supporting it.
The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to the conditions set
out in the draft decision notice at Annex 1 of this report and a section 106 legal agreement to secure
the planning obligations set out in section 20 of this report, the planning application should be
approved.

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with (1)(i) and (ii) of the Committee’s terms of reference as it relates to a major application
for the provision of more than 10 residential dwellings. And (5) applications made by the Council for
development of land in its ownership that the Council intends to dispose of to a third party. Please
note that although the case reference number has the FUL suffix this was an error and the case has
been treated as an RG3 application.
1
THE APPLICATION SITE
1.1
The site lies to the south of Roman Rise at its junction with Central Hill, Gypsy Hill. The site
covers an area of approximately 0.13 hectares and is currently occupied by Truslove House, a
hostel for the temporary accommodation of homeless households. The north of the site is
bounded by the junction of Roman Rise and Oakwood Drive, and the east by the junction of
Roman Rise and Central Hill (A214). The north and east of the site is bounded by the
residential Central Hill Estate, with associated parking and landscaped areas.
1.2

Truslove House is a four storey two tone grey brick building completed in 1970. It is of a similar
age to the rest of the Central Hill estate and is understood to have been built as a hostel for
nurses in the 1970s. Since 1989 it has been in use as hostel for the temporary accommodation
of homeless households.

1.3

The buildings on site are set below the level of the ground which slopes away from Central Hill.
There are a number of mature trees on the site along with grassed areas, paving and a single
storey garage between the Truslove House and Central Hill. The site boundary with Roman
Rise and Central Hill is secured with a stock brick wall. Between the Central Hill Estate and the
site is a picket fence and a substantial belt of planted trees and shrubs. The block is therefore
self-contained from the wider estate and its amenity space is not part of the landscaping seen
throughout the rest of the Central Hill Estate

1.4

The site is not located within a conservation area, and there are no tree preservation orders on
the site. The adjacent Harold Road Conservation Area in LB Croydon largely comprises 19th
Century housing on land sloping downward to the south-east of the application site.

2
THE SURROUNDING AREA
2.1
The site is located in a residential area on the corner of Central Hill and Roman Rise. To the
north-west are a series of early 20th Century semi-detached two storey inter-war ‘homes for
heroes’ vernacular style houses. To the south, across Central Hill are three/four storey
Victorian terraced and semi-detached villas in residential use, typically with extensive front
garden areas, largely utilised for car parking. The Central Hill Estate a flatted 1970s Council
owned housing estate, is located to the north and east of the site and comprises slab blocks
and stepped blocks following the contours of the hillside. It is earmarked for redevelopment.
Central Hill is one of the main routes into Upper Norwood. The section of Central Hill east of the
site rising up to Upper Norwood is leafy but the Central Hill Estate blocks are set back and
there is very little animation or natural surveillance until one reaches the former Police Station
at the top.
2.2

The application site is located in the Gipsy Hill ward. The west of the site is bordered by Roman
Rise and its junction with Central Hill (A214). This is a Lambeth (local) road and does not form
part of the Transport for London Road Network (TLRN). In the vicinity of the site on Roman
Rise, there are traffic calming measures, including a 20mph speed restriction with speed

cushions in advance of its junction with the A214. Oakwood Drive is a private road that is
subject to a 5mph speed limit and provides access to the site and the Central Hill Estate.
2.3

To the north-east of the site, Roman Rise meets Bloomhall Road / Hawke Road at a priority
junction. Bloomhall Road extends to Norwood Park to the northwest and Hawke Road heads
southeast towards Gipsy Hill, with footways on both sides of the road for good pedestrian
accessibility.

2.4

The site has a PTAL rating of 3, indicating a moderate level of access to public transport. The
site is located approximately 600m south east of Gipsy Hill Station which is a 10 minute walk
from the site and 1.5km west of Crystal Palace Station which is a 20 minute walk from the site.
There are a number of bus stops located along Central Hill which provides services to Clapham
and Croydon.

Figure 1: The application site is shown outlined in red (source: Design and Access Statement)
3
SITE PHOTOGRAPHS
3.1
Existing site photographs:

Figure 2: Existing site from Roman Rise looking east (source: Officer photographs)

Figure 3: Existing garage and amenity space behind from within the site looking south (source:
Officer photographs)

Figure 4 Existing site- Roman Rise entrance to Truslove House (source: Officer’s photographs)

Figure 5: Existing site - looking west from Oakwood Drive (source: Officer’s photographs)
4

4.1

PROPOSAL
Summary of the Proposal
The proposal is for demolition of the existing four storey building in use as a hostel for
temporary accommodation of homeless households, along with the associated garage and
brick boundary walls, and erection a part five and part seven storey building comprising:


31 residential units (100% affordable housing – 22 social rented units and 9
intermediate London Shared Ownership units)








8 No. one-bedroom dwellings, 12 No. two-bedroom dwellings and 11 No. threebedroom dwellings
60 cycle parking spaces (58 long stay and 2 short stay)
3 blue badge car parking bays on Roman Rise
Refuse storage
Associated landscaping works on site
Off-site open space improvements are also secured for adjoining land at Romany
Prospect.

5
Detail of the Proposal
5.1
The residential apartment block will be L-shaped with an enclosed community garden on the
southern Central Hill boundary. The building’s form is presented as two separate elements
divided by a route that connects Roman Rise to the courtyard. The building would extend to
seven storeys (24.8 metres) in height stepping down to five storeys (17.4 metres) to the
Oakwood Drive boundary. Residential access to the site to the upper floor units is from Roman
Rise and the courtyard area to the rear. Each of the ground floor units have their own access
from Roman Rise and Oakwood drive.

Figure 6: Proposed Ground Floor Plan (Source: Design and Access Statement)

5.2

The scheme proposes beige and light buff brick as the predominant external material. A light
brown aluminium window frame and matching aluminium parapet detail are proposed together
with flat brown roofs, which are planted roofs intended to increase and encourage biodiversity
as well as providing additional insulation and reduce rain-water run off rate

Figure 7: Materials (source: Design and Access Statemen )
5.3

The proposal sits at the back of the pavement on its Roman Rise frontage, with a 1 to 2 metre
planted and landscaped buffer between the building and pavement. At its closest, the building
is 18 metres from the existing houses on the west side of Roman Rise. To the east the building
obliquely faces the windowless western end of Romany Prospect, which is 4.3 metres at its
closest. There are no windows on this elevation of Romany Prospect and the positioning of the
windows in the proposals would mean there is no direct view into the properties or balconies at
Romany Prospect. varying from 5 to 10 metres away. To the south the building is separated
by the proposed amenity area and Central Hill road itself from the houses on the south side of
Central Hill, which are a minimum of 26 m. To the north is the estate road Oakwood Drive, with
landscaping and a parking area separating the proposal for the low rise Wychwood Way
terraced house further to the north.

5.4

Two communal entrances are proposed: One from Roman Rise, the other from the communal
courtyard within the site. These lead to a lobby with stairs and a lift allowing access to the
upper floors. Refuse and cycle/buggy storage are located on the ground floor with access from
both the street and internally. The three ground floor units each have their own private front
doors onto the street and own private cycle/buggy and refuse storage. A communal access is
also provided from Roman Rise through to the community garden area. The proposal provides
all units with double aspect. All units have private balconies with the three ground floor
wheelchair accessible units having private patios.

Figure 8: Existing Central Hill elevation (source: Design and Access Statement)

Figure 9: Proposed Central Hill elevation (source: Design and Access Statement)

Figure: 10 Existing Roman Rise elevation – (source: Design and Access Statement)

Figure 11: Proposed Roman Rise elevation – (source: Design and Access Statement)

Figure 12: South East elevation facing Romany Prospect (source: Design and Access
Statement)
5.5

Landscaping improvements are proposed to the estate amenity land area between the
proposed building and Central Hill. This would be by way of a landscaped garden and include a
new and enhanced communal space for the future occupiers (see figure 13 below). The
landscaping proposals incorporate a range of planting including hedges surrounding the sites
boundary, permeable paving, landscaped lawn, benches and children’s play space.

Fig 13: Indicative landscape treatment from Central Hill looking North (above left) and looking
west towards Roman Rise from the area in front of Romany Prospect (above right) (source:
Design and Access Statement)
5.6

The boundary treatment to Roman Rise, Central Hill and Oakwood Drive would consist of a
dwarf wall and railing.

Figure 14: a site plan of land at Romany Prospect to be improved (Source: Proposed
Enhancement of Romany Prospect Gardens – submitted document)

Figure 15: Illustration of the combined landscaped area of the redeveloped Roman Rise site
and the improved estate amenity space at Romany Prospect (Source: Proposed Enhancement
of Romany Prospect Gardens – submitted document)
6

Amendments

6.1

Amendments to the planning application were made during the course of the consideration of
the application. These related to the improvements to the estate amenity land between Romany
Prospect and Central Hill were received on 14 August 2020 and advertised on 21 August 2020.
This area is located outside of the proposed red line site boundary but directly adjoins it.

6.2

The improvements proposed for this estate amenity land and do not form part of the planning
application as they are located off-site. The illustrative proposals include planting, seating and
access paths, together with integral children’s play, fencing and a gate at the east side of the
site to access the subject site.

6.3

In addition, further information was submitted on 19 August 2020, advertised on 21 August
2020 in the form of Parking Survey (carried out on the 11 and 12 August 2020) together with
further explanation regarding the parking arrangements and likely impacts of the proposal.

6.4

In addition, the Planning Statement was updated and corrected in the following respects:





7

Principle of Development section – additional justification provided with regard to the
loss of the existing use
Principle of Development section – updating the section with regard to loss of Estate
Amenity to include reference to the Romany Prospect amenity space.
Updated amenity space section
Changed incorrect reference to PTAL rating

Planning Performance Agreement
7.1

Homes for Lambeth have an overarching service level agreement PPA with the Planning
department which this scheme falls within. Prior to submission of the application the applicant

was engaged in pre-application discussions with officers. Meetings were held on 29
November 2019 and on 4 February 2020 and written pre application advice was provided on
5 December 2019.
8
8.1

9
9.1

RELEVANT PLANNING HISTORY
The building was originally permitted as non-self-contained nurses accommodation. The
relevant history is set out below.
•

20/01414/LDCE – Application permitted – decision date: 30.09.2020
Application for a Certificate of Lawful Development (Existing) with respect to use as a
hostel for the temporary accommodation of homeless households (Use Class Sui
Generis).

•

01/02173/FUL - Application Permitted - Decision date: 09.01.2002
Replacement of all existing timber windows with double glazed white windows along with
associated alterations.

•

87/00749/PLANAP - Application Withdrawn - Decision date: 21.07.1987
Change of use from nurses hostel/house to a homeless persons reception centre.

CONSULTATIONS
Statutory External Consultees
London Borough of Croydon – no response received.
Metropolitan Police (Designing Out Crime) (25 August 2020) - no objection subject to
conditions:



Secured by Design measures (condition 28)
Secured by Design Certification (condition 29)

London Fire and Civil Defence Authority (LFCDA) – no response received
London Ecology Unit – no response received
9.2

Internal Consultees
Building Control (14 September 2020) – The fire strategy outline is satisfactory in
accordance with building regulations. Will review and approve when a detailed fire strategy
including fire plans is submitted for building control during stage 3 / 4 of construction. No
further comments at this stage.
Design and Conservation (12 July 2020) – no objection subject to conditions:







Sample panels of all external materials (condition 22)
Construction drawings at 1:10 scale for all external works (Condition 23)
Details of the refuse enclosure (Condition 23)Details of terraces and balconies
(including soffits), balustrades and privacy screens (condition 22)
No dishes or aerials without permission (condition 38)
The refuse store and cycle store doors shall be in steel (condition 23)
No vents, pipes or extracts other than those approved in writing (condition 23)



All wheelchair units and relevant communal areas to comply with M4(3) of the
building regs and all other units and communal areas to comply with M4(3) of the
building regs (Condition 27)
All property numbers shall be permanently displayed (condition 23)



Ecology, Parks and Open Space (22 August 2020) No objection subject to conditions:




Lighting (condition 39)
Achievement of positive Urban Greening Factor (UGF) of 0.4 (condition 35)
Further details of hard and soft landscaping, ecological enhancements, planting
schemes and details of the green / brown roof (condition 30)

Housing – [final housing comments will be provided in the first addendum to the committee
report].
Waste (Veolia) (2 September 2020) – no objection subject to s278 agreement requiring the
installation of a dropped kerb A dropped kerb must be installed outside the bin stores to
enable the bins to be safely moved to the collection vehicle.
Lambeth Transport


(7 June 2020, 7 August 2020, 21 August 2020). The submitted parking survey does not
accord with Council’s methodology, however no objection subject to condition and
securing s106 obligations and financial contributions:
Conditions:



Provision of cycle parking (Condition 45)
A full Construction Management Plan (Condition 4)

S106 obligations secured under the Grampian condition 46 setting out the heads of
terms:






Subject to a s278 agreement to stop up existing access to a garage;
No Future Controlled Parking Zone car parking permit
£30,000 to provide 3 disabled parking spaces
31 no. (3 year) Car Club Membership
£67,500 (27 eligible units x £2,500) towards the design, consultation and
implementation of a Controlled Parking Zone

Highways (28 July 2020) – no objection subject to condition and securing s106 obligations:


Hours of deliveries associated with construction activity should work around the core
school hours at nearby schools (Condition 4)

S106 obligations secured under the Grampian condition 46 setting out the heads of terms:


S278 agreement to improve the footway adjacent to the development.

Sustainability – Bioregional (26 August 2020) – no objection subject to conditions and
carbon offsetting contribution via S106:






Provision of energy statement (Condition 14)
Provision of PV details (Condition 16)
Submission of As Built Sap calculations to show achievement of 35% reduction in
carbon emissions (Condition 15)
Submission of GLA SAP 10.1 spreadsheets to show carbon emission reductions
through on-site energy efficiency (Condition 17)
Further details to show residential units pass the overheating criteria (Condition 26)







Provision of water efficiency data for relevant fixtures, and bathrooms (Condition 18)
Provision of water metering, saving and recycling (Condition 19)
Further details of green / brown roofs (Condition 20)
Further details of landscape design and biodiversity proposals to demonstrate
achievement of at least an Urban Greening Factor of 0.4 (Condition 25)
Further details of landscape design (Condition 30)

S106 obligations secured under the Grampian condition 46 setting out the heads of terms:


Carbon offsetting contribution of £27,360

Sunlight and daylight (18 August 2020) – no objection, the losses in daylight and sunlight to
neighbouring properties and the provision of daylight and sunlight to the proposal are
considered to align closely with BRE Guide target criteria and considered reasonable and
proportionate.
Environmental Health (Noise) (RSS) (2 September 2020) - No objection but southern
facade is subjected to high levels of noise from the neighbouring A214 and the overheating
assessment indicates a high risk of overheating in the western most part of the block.
Conditions requested:



Submission of noise attenuation measures and active ventilation to all relevant
units prior to commencement (Condition 40)
Provision of CEMP (Condition 4)

Sustainability (Air Quality) (3 September 2020) - The overall dust risk of the site is low, with
a medium risk of dust soiling for the demolition phase. Conditions requested:




Submission of an Air Quality and Dust Management Plan (Condition 5)
Continuous Pm10 monitoring during demolition (Condition 6)
All non-road mobile machinery (NRMM) to be registered (Condition 7)

Employment (24 August 2020) - no objection subject to the following S106 obligations in the
form of an Employment and Skills Plan
S106 obligations secured under the Grampian condition 46 setting out the heads of terms:







3 apprenticeship starts
A minimum of 25 % of all jobs created by the development for local residents
Work experience opportunities as well as a detailed programme of events and
activities engaging school and college students
All jobs to be made available to Lambeth residents
Delivery of bespoke training to provide Lambeth residents with the skills to
access the jobs that are being created.
The financial contribution required would be £19,500 towards vocational training
and employment support

Planning Policy (06 May 2020) – overall no objection:





The loss of hostel is justified on the basis there will be no resulting negative impacts
on service provision
The affordable housing threshold meets policy requirements as does the tenure split
by habitable room;
Although the housing mix does not directly reflect Policy H4 requirements, as the
scheme has been designed to meet priority needs on Lambeth’s housing register this
mix is considered appropriate to proceed via the Fast Track Route;
The provision of amenity and open space is appropriate to meet requirements of
Policy H5 and EN1, subject to being appropriately secured through the planning
system


Updated an final policy comments will be provided in the first addendum to the
planning committee.
Arboricultural Officer (Council Trees) - No objection subject to the provision of six heavy
standard trees on site and the following conditions:




Arboricultural Method Statement and tree protection plan (pre commencement)
(Condition 30)
Tree planting (Condition 29)
Compensatory contribution of £TBC

Flood risk and SUDs officer – no objection subject to conditions:



Submission of a surface water drainage system (Condition 11)
Management and maintenance plan of final surface water management system
(Condition 12)

Historic England Archaeological Advisor (7 September 2020) – no objection and no
further assessment of conditions necessary.
9.3

Other Consultees
Gypsy Hill Ward Councillor
A letter of support which states:
The application seeks to replace a 7-room hostel with 31 high-quality affordable homes. 70%
of these are proposed to be new council homes for tenants on the Central Hill estate. The
remaining 30% will be shared ownership for existing resident homeowners on the estate.
These homes represent the first homes proposed on Central Hill as a result of the council's
2017 decision that the estate should be rebuilt to provide better homes for the residents of the
estate. We know from the very high numbers of tenants who have sought to move from the
estate to alternative council housing in the past few years that there is strong demand from
tenants for better housing, especially in the local area. These homes being approved and built
will allow tenants to move to a better home and stay in their existing community.
These homes will be for existing residents of the estate - but it bears stating that at this time
there are some 30,000 people in the council's waiting list for housing and over 2000 homeless
families are provided with Temporary Accommodation by the council every night. Lambeth's
housing crisis will only be solved by building more affordable homes, especially council
homes, and this application for a development where every home is affordable is a small but
important step in the right direction.
HfL has worked with local architects to design a building of appropriate scale, good residential
quality, high environmental standards and good quality play space and communal gardens for
the benefit of the residents of Central Hill, who have waited a long time for new homes to
come forward.
I hope that officers recommend this for approval and that it finds support from the Planning
Applications Committee.
Twentieth Century Society (12 July 2020) – object on the following basis:
In recent years LB Lambeth have expressed an intention to regenerate the Central Hill Estate,
and although definite plans have not yet been announced, it is understood that large amounts
of the estate, if not all of it, will be subject to demolition. In our view there would be both
heritage and sustainability benefits to retaining and refurbishing Central Hill, and we wish to

see a holistic approach taken to planning the estate’s future. Such an approach would include
peripheral sites such as Truslove House being used to accommodate demand for increased
housing density and additional facilities. Although the proposed new residential units are to be
used for decanting residents from Central Hill, there is no information about how this
development will fit into the estate in the long term. In their assessment of the Central Hill
Estate for listing, Historic England noted that they considered it to hold local interest. We are
of the view that the estate is a non-designated heritage asset and deserves recognition
through addition to Lambeth’s local heritage list.
In accordance with paragraph 197 of the NPPF and Policy Q23 of Lambeth’s Local Plan we
recommend that demolition of any component parts of the estate is not approved until it is
shown that this is necessary to sustain or enhance the significance of the estate as a whole.
In our view the residential terraces and the interconnecting walkways and landscape hold the
highest amount of significance. We recognise that flexibility and compromise would be
needed in order for Central Hill to be successfully refurbished as social housing, possibly
involving the replacement of peripheral buildings of lesser significance, however we consider
that this should be justified as part of an estate-wide strategy rather than the piecemeal
approach shown in this application. Without any indication of the long-term future of the estate
at this stage, we cannot see that a balanced judgement can be made regarding the level of
harm these proposals would cause to the estate’s significance.
Officer response: The estate is of local interest in so much as it was built by Lambeth Council
and the design was published at the time of construction. It has an interesting history.
However, it is ultimately the Council’s decision as to whether or not the Estate is worthy of
local designation. The building in question does not exhibit the characteristics of the low-rise
blocks of the estate which hug the contours of the hill. The proposed block is very ordinary
and is not considered to be of sufficient interest to warrant inclusion on the local heritage list
either for its architectural or historic interest. The Conservation and Design team do not
consider the structure to be a non-designated heritage asset. Therefore, there are no
heritage grounds to refuse the proposal. The estate is not locally listed and therefore is not
considered to be a heritage asset. Truslove House is acknowledged to be on the periphery of
the estate and does not form a key design element. 2 Roman Rise has been put forward as a
stand-alone proposal. The current application must be judged on its own merits.
The Norwood Society (9 July 2020) object to the proposal on the following grounds:
We support the Twentieth Society’s comments that Truslove House forms a significant part of
the Central Hill Estate and is considered to be a non-designated heritage asset. One element
of the estate should not be considered in isolation even if it is on the edge of the estate.
The distinctive design of the Central Hill Estate is one of low rise using the slope of the
hillside. This proposal is of a large bulky building up to 7 storeys high totally out of keeping
with the surrounding area and it would particularly dominate the 2 storey houses on the other
side of Roman Rise. In addition this building would be visible from distance views given the
location, on a ridge of high ground, sticking above the existing buildings like a sore thumb.
Further it would be visible from the Harold Road Conservation Area in the LB of Croydon to
the south east on the opposite side of Central Hill.
Although the proposed development is car-free it is likely that some of the residents will own a
car and therefore will park in the adjoining roads as there is no CPZ. The PTAL rating of 3 is
moderate not good as stated in the Planning Statement. Several bus routes serve Central Hill
but the area suffers from severe traffic congestion and there are no dedicated bus lanes. It
should also be noted that the nearest stations are down steep hills reducing accessibility.
The Society supports the need to provide affordable housing for rent in this part of the
Borough however we consider that this is a poorly thought out proposal having little regard to
the surrounding area and therefore should be refused.

Officer response: In terms of its scale, design and appearance the development is considered
to be of an appropriate scale and density as indicated in Section 12 of the report. It is
considered that it would not affect the Harold Road Conservation Area, as indicated in para
12.17. The Planning Statement has corrected the error on the PTAL designation, which is 3:
moderate. The proposal would secure a S106 financial contribution of £67,500 towards a
future CPZ if future parking pressures require action.
Docomomo (amenity society) object to the proposal on the following grounds:
Central Hill Housing Estate, Lambeth was a unique achievement in the development
ofimproving the quality of low-rise high-density housing design In the UK. (For confirmation
see Architectural Design - Housing Primer, September 1967).
The combination of north facing views over London and light from the south on a steep slope
designed with stepped section houses in a layout with tightly planned circulation and internally
generously planned houses. The important balance of open space within the scheme was
including the small nurses home sited with open surrounding aspect on a corner edge of the
layout. The serviced nature of the eight bedsits was different from the rest of the estate layout
and was appropriate given that the overall majority of the estate is family housing of larger
differing sizes.
The current proposal for a block of 31 homes in a block part five and part seven storeys high
is a gross over development and architecturally detrimental to this high quality estate for the
following reasons:







The footprint of the proposed development occupies the whole site and removes the
landscaped open space previously providing the only open aspect and prospect to the
adjacent housing.
The proposed height and bulk is substantially out of scale with surroundings and blocks
daylight to the otherwise low rise housing. And is out of character with the
neighbourhood.
23 units of the proposed block are two and three bedroom flats for four and five person
households. That is an addition to the majority type/ sizes of the of the existing estate
provision
.
These proposed family or multi-occupied households that have no private outside space,
useless balconies (which will be used for storage), and below size living areas.
The 8 one bed flats which replace the 8 bedsit flats from the previous nurses hostel had
shared facilities which are now are omitted and the proposed habitable rooms are sited
close to the trafficked main road. This makes them inferior to the original block.
The demolition of the nurses block is not justifiable in carbon neutral expenditure terms. A
retrofit upgrade of the existing hostel would provide 8 new assisted flats very suitable for
those with mental health problems. An unfortunately growing demographic whose needs
that should be meet.

Officer response: The existing block provides 7 units in total. In terms of its scale, design and
appearance the development is considered to be of an appropriate scale and density as indicated
in Section 11 of the report. While 390 m2 of open space is lost, the proposal includes
improvements to compensate for the loss of estate amenity land. This would be through
enhancements to the quality, useability and function of the wider estate amenity land, on the site
and including the land between Romany Prospect and Central Hill. While there would be
significant loss of light to 1 habitable room window at No 1 Roman Rise, this should not in itself be
considered a determining factor and the scheme is otherwise considered acceptable in terms of
its impact on sunlight and daylight. All flats would exceed the London Plan minimum space
standards and each has private outdoor space and sufficient storage to avoid the need to use the
private amenity space as storage. In addition, a condition requiring details of the balcony
treatment will ensure that if they are used for storage this will not be unsightly (Condition 23). In

terms of the dwelling mix, while the proposal does not directly reflect LLP policy H4 requirements,
the proposed development has been designed to meet the highest priority needs of the borough
for affordable housing through large family homes for those on the council’s housing register. The
proposed mix is therefore considered acceptable. Current planning policy does not prevent the
demolition of the existing block on the basis of carbon neutral expenditure. Conditions are agreed
to ensure the sustainability of the new development (condition 14-20).
9.4

Adjoining owners/occupiers

9.5

260 neighbours were consulted. a site notice was displayed from 22 May - 12 June and the
application was advertised in the local paper on 22/5/2020. The formal consultation period
ended on 12/6/2020. Following amendments to the scheme, the development was re-consulted
upon for a 14 day period commencing on 17/8/2020 with the overall period (including the press
notice) expiring on 11/9/20. The concerns referred to from the residents above have been
included within the summary of objections table below.

9.6

265 representations received during the consultation period. Nine in support, three neutral
representation and 253 objections. A summary of the concerns raised is set out below:

Summary of objections and comments
Principle of residential development
Object to demolition; Repair don’t replace

Estate should have masterplan

Scheme represents gentrification and social
cleansing

Existing community will be displaced
This development will improve the area and stop
illegal parties which have been a current
problem
Housing
Won’t be affordable

Will push people on lower incomes out

Where is the proof that the 9 flats for shared
ownership will be affordable? This is required by
the Tenancy Strategy Affordable Housing
Statement (TSAHS) 2019, Position statement D,
Draft Revised Lambeth Local Plan (DRLLP)
Policy H2.
Loss of existing use as temporary homeless
accommodation.
Moving the old people living in the block will be
upsetting for them.

Response

Truslove House is a temporary accommodation
hostel with 7 rooms with shared facilities. The
buildings are dated and don’t meet modern
standards.
The application is required to be judged on its
own merits. A Masterplan for the whole of
Central Hill is due to commence in 2021. =
The homes are all affordable and as part of
Lambeth’s & HFL’s Key Guarantees these will
be allocated to Lambeth tenants and resident
homeowners on Central Hill Estate.
The Council has a duty to rehouse the existing
residents in Truslove House.
Noted

All homes will be affordable, and the rental
levels will be set in line with council level rents
for new homes.
Among the households moving in will be those
who will move from Central Hill Estate into the
new homes. These are all affordable homes.
The shared ownership option will be in line with
the Key Guarantees and comply with the
affordability requirements as set out in The
Affordable Housing and Viability Supplementary
Planning Guidance.
The hostel for temporary accommodation of
homeless households will be retained in
perpetuity as secured by condition 46.
The Council has a duty to rehouse the existing
residents in Truslove House. Policy equivalent

No guarantee existing estate residents will be
the ones moving into the new housing.
Green Space and Ecology
Removal of green space contrary to - NPPF 96
states that high quality open spaces are
important for the well-being of communities.
This proposal builds on green space.

Damaging to wildlife
Contrary to NPPF(170) states that planning
decisions should enhance the natural
environment
Loss of mature trees

Impact on amenity of adjoining occupiers
Will reduce light to the adjoining neighbourhood

Daylight and sunlight report shows an appalling
impact on neighbouring properties

Loss of privacy

Devaluation of homes on the other side of
Roman Rise
Design and conservation
Scale of the building is out of keeping with the
surroundings and would be an eyesore

Too dense

At 24 metres the building is too high; limiting it to
5 storeys would be better

or better quality accommodation be provided in
the borough and this is secured by condition 46.
The Key Guarantees give Lambeth tenants and
resident homeowners the option for a new home
on Central Hill Estate.
Paragraph 96 of the NPPF requires access to a
network of high quality open spaces for the
health and well-being of communities.
The proposals will improve the quality and
accessibility of open space for the community.
= The ecological impacts have been assessed
and are deemed acceptable.
The development will result in net biodiversity
gain
A S106 contribution towards off-site tree planting
materials, watering and their maintenance for five
years has been secured in the s106 agreement
in order to mitigate the loss of trees, along side
landscaping improvements.

The scheme has been designed to minimise the
loss of amenity to surrounding residents. While
there is a major adverse reduction in daylight to
one window for No 1 Roman Rise, overall there
will be no unacceptable loss of daylight or
sunlight to surrounding residential dwellings as
a result of the proposals, with the retained VSC
values are above the levels considered typical
of urban developments in London
See above comment.

The proposed design respects neighbouring
properties and sufficient separation is provided
from the adjacent existing buildings to the east
and west of the site to ensure adequate levels of
privacy are maintained.
Not a material planning consideration.

The design of the buildings has been carefully
considered by LBL design officers. It is
considered that the proposal responds positively
to the surrounding context and is acceptable in
design terms.
The density is considered appropriate given the
need to optimise site capacity and taking into
account the form and layout, experience and
quality and character of the proposal.
The proposed scheme steps down from seven
storey to five storeys while the existing building
is 4 storeys. Whilst the proposed building is

Set an unfortunate precedent for the
redevelopment of the rest of the estate

Wrong brick colour and window frame colours

Not much consideration has been given to the
neighbours on the other side of Central Hill
crossing the border into Croydon. The new
Tower block will impact the Harold Road
Conservation Area close by to Central Hill.
The proposed architecture allows for hidden
walkways, dark corners and little alleyways all of which will make women feel unsafe
particularly after dark.

The staircase is not wide enough to pass safely
nor are the hallways.

taller than the existing building and the
surrounding buildings it is considered to be of
appropriate design that steps up in the corner of
Roman Rise and Central Hill.
The masterplan & development of Central Hill
estate, will be judged on its planning merits as
the current application has been. The DLP
Policy D3 requirement to optimise the site
capacity whilst responding to the site constraints
and capacity for growth will be an important
consideration in that process, as it has been for
the current application.
The proposed scheme reflects the predominant
architectural style in the area, providing brick as
the predominant external material. The colours
and textures of the brick have been chosen to
complement the existing context primarily using
beige and light buff bricks. The contrast
between the bricks creates a visual texture
whilst also making the building light in tone
The impact of the development on the
surrounding neighbours – both in Lambeth &
Croydon has been fully assessed. It is
considered that the proposal will not be
detrimental to the Harold Road Conservation
Area.
The proposal has been designed to enhance
security through the promotion of passive
surveillance and the provision of fencing and
buffers for the new building.
Metropolitan Police Design Out Crime advisor
has confirmed the principles of secure by design
have been applied raised no objection subject to
conditions.
The scheme has been designed in accordance
with Building Regulations. The ground floor
corridors are suitable for wheelchair users and
the communal access to the upper floors are of
an appropriate size.

Climate Change
Not carbon neutral - Lambeth Council has
committed to becoming carbon neutral by 2030.

The London plan sets a reduction target of 35%
over Building Regulations Part L 2013 for nondomestic units and zero-carbon for residential
units, with at least a 35% reduction in carbon
emissions being achieved on site.
The development has been designed and will be
fabric first construction with sustainability
measures incorporated, including PV panels, air
source heat pumps transferring heat from the
outside conserving energy use and natural
ventilation in all units.
The proposed residential development will result
in a 73.9% improvement in carbon emissions
against building regulations, with an offset
payment to achieve zero carbon secured in the
S106.

Process and consultation

One rule for applications by private owners for
which the Council have draconian rules of what
you can do in the Gipsy Hill Ward & another
where the council are applying the rules to
themselves

This report sets out an assessment of the
planning application against policies and how
the proposals.

Lockdown has limited consultation

As outlined in the submitted Statement of
Community Involvement, a public exhibition had
been planned to take place on Saturday 29
March 2020, but this was postponed due to the
coronavirus outbreak in favour of an online Q&A
on Friday 3rd April and Saturday 4th April. The
applicant is confident that this method of
engagement was as robust, both in terms of
accessibility and participation, as any traditional
public exhibition.

Should not come forward during Covid-19

The Council have consulted neighbours and
stakeholders in accordance with the statutory
regulations resulting in over 200 comments from
members of the public. It is considered that the
application has been consulted on the local
community appropriately in accordance with
statutory regulations.
The correct statutory process has been followed
during the Covid-19 health emergency.

Transport and Highways
Increase in traffic congestion

Increased pressure on parking - in its Statement
of Community Involvement SCI, HfL say that the
new homes will be for secure tenants and
homeowners on the Central Hill Estate (CHE),
who "will continue to be able to park on the
estate." This is unrealistic. They still may come
from far in the estate, adding to the traffic and
parking pressure in the immediate area. As they
vacate their property, another family will come
on to the estate. The new build may also have
new families from off the estate, and until an
appropriate transition from car-use to a car-free
system is in effect, this all needs to be taken into
account.
Road safety as there have been several deaths
on Central Hill.

As established, the site would provide a decant
site for existing residents of the wider Central
Hill Estate, as such, this site will only be
accessed by those who already access the
wider estate. The trip generation of the
proposed development has been assessed
within the submitted transport assessment and
concluded that the level of demand is unlikely to
have a noticeable impact on the operation of the
local transport network.
While future residents could park elsewhere, as
tenants, residents can be encouraged to park on
the Central Hill Estate. The homes will be
owned and managed by Homes for Lambeth.
There will be a management arrangement
where these households can still park on the
estate.

The application site benefits from connection to
the adjacent pedestrian infrastructure, with
footways on both sides of the surrounding
roads, dropped kerbs and tactile paving, traffic
calming measures, and suitable pedestrian
crossing points in the vicinity of the site, which
contribute to the safe permeability of
pedestrians throughout the local area.

Car free simply means no car parking. If new
residents be allowed to own vehicles under the
terms of their tenancy agreements how can it be
considered as car free.
The public transport and road facilities will not
cope with a large number of new residents.
Health impact
Negative impact on air quality

Overheating Standards: The proposed building
is high/medium risk.
Four of the flats only open out on one side without a through current of air they may
overheat but these are not recorded in the
overheating assessment. (Policy H5 DRLLP,
Policy D6 LPITP & London Environment
Strategy)
Infrastructure
Lack of necessary infrastructure including
school places, doctors and public transport

CIL statement section 6 incomplete (i.e. no
totals)
Demolition and construction
Building works will cause disruption and
pollution.

No reference to what impact the demolition will
have in terms of its inherited carbon content and
expected air pollution.

Air quality assessment fails to consider
asbestos impact on neighbourhood during
demolition.

While the area does not currently have parking
control, it is proposed that should a future CPZ
be introduced, residents of the proposal would
not be eligible for permits.
The capacity of the road network and public
transport services are adequate to cope with the
needs created by the development.
The Air Quality Assessment has been
considered by the Councils Air Quality team and
is deemed acceptable.
The proposal has been assessed for
overheating risk and is considered acceptable
subject to conditions.
All of the homes are dual aspect. All of the units
have been assessed as part of the Overheating
Assessment. As above a condition has been
recommended that details be submitted.

The development would be subject to a range of
section 106 obligations that would reasonably
mitigate the otherwise unacceptable impacts of
the development. The package of section106
contributions has been negotiated having full
regard to the nature of the development, to the
normal expectations conferred upon developers
by the various planning policy documents, and
to the statutory tests for section 106 obligations
set out in the Community Infrastructure Levy
Regulations 2010
The form has been amended accordingly and
resubmitted.
As with any development there will be some
disruption. The applicant has provided a draft
construction and environmental management
plan and a final plan would be secured by
condition.
An Air Quality Management Plan is required to
ensure appropriate control of the air quality
impacts during construction and will be
submitted ad approved by the Council prior to
commencement of works on site.
An Air Quality Management Plan is required to
ensure appropriate control of the air quality
impacts during construction and will be
submitted ad approved by the Council prior to
commencement of works on site.

Archaeology
Archaeological assessment incomplete as the
developer's contractors have failed to visit the
necessary archives.

Fire Safety

An Archaeological desk-based assessment was
submitted and reviewed by Historic England
(Archaeology) along with information held in the
Greater London Historic Environment Record.
They have no objection and require no further
assessment.

With only a single core, there is no second fire
escape and residents will be trapped

A fire strategy has been submitted with the
application which satisfactorily addresses the
current Building Regulations as confirmed by
Lambeth Building Control. The proposal would
be subject to a final assessment of compliance
when the Building Regulations application is
submitted to the nominated Building Control
body. This would entail the submission of the
final version fire strategy and any amended
plans and specifications.

POLICIES
9.7

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).

9.8

In December 2019 the London Plan (Intend to Publish version) was published by the Mayor of
London. This followed the Examination in Public on the Draft London Plan (published in
December 2017), which was held between January and May 2019. On 21 October 2019 the
Panel of Inspectors appointed by the Secretary of State issued their report and
recommendations. Many of these recommendations (although not all) were incorporated into
the Intend to Publish version. The draft London Plan is given a significant amount of weight in
planning decisions. It will not be given full weight until the final version of the London Plan is
published.

9.9

On 13 March 2020 the Secretary of State formally directed the Mayor to make a number of
detailed modifications to the wording of various policies in the Intend to Publish version
released in December 2019. Under the Greater London Authority Act 1999, whilst such a
direction remains in force, the Mayor must not proceed to publish the London Plan (in its final
form) without modifying the Intend to Publish version so as to comply with the direction. From
the Mayor’s reply to the Secretary of State on 24 April 2020 as published on the GLA website, it
appears that there may be further dialogue between the Mayor and the Secretary of State
about the modifications. However, the outcome of this process is not known at present. Officers
have therefore needed to take into account the effect of the Secretary of State’s direction on
emerging London Plan policies.

9.10 It is not considered that the Secretary of State’s modifications to the Intend to Publish version
alter the assessment of the application. This is because the emerging London Plan policies that
are affected by the direction are not considered relevant to the current proposal. The degree of
weight to be attached to the draft London Plan as a whole is noted above.
9.11 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) of the Draft Revised Lambeth Local Plan Proposed Submission
Version occurred between 31 January and 13 March. The Council submitted the draft plan for
examination on 22 May 2020. Officers consider that this should be afforded limited weight at
this stage.

9.12 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.
9.13 The current planning application has been considered against all relevant national, regional
and local planning policies as well as any relevant guidance. A full list of relevant policies and
guidance has been set out in Appendix 3 to this report.
ASSESSMENT
10

Land Use

10.1 Existing use – Sui Generis Hostel
10.2 The existing site is currently in use as a hostel for the temporary accommodation of homeless
households (Sui Generis). This has been confirmed by a certificate of lawful existing use issued
on 30 September 2020 (ref: 20/01414/LDCE). The existing hostel has 7 rooms.
10.3 Loss of Hostel
10.4 A hostel for the temporary accommodation of homeless households is considered ‘housing to
meet specific community needs’ for the purposes of the LLP Policy H8. Policy H8 (b) states:
(b) The loss of existing housing which meets identified specific community needs will be
resisted unless it can be demonstrated that:
(i) the accommodation is no longer needed and the new accommodation will instead
meet another identified priority local need; or
(ii) the existing accommodation will be adequately re-provided to an equivalent or
better standard on-site or elsewhere in the borough.
10.5 A hostel for the temporary accommodation of homeless households is considered ‘housing to
meet specific community needs’ for the purposes of the DRLLP Policy H8. Policy H8 (b) states:
“The loss of existing housing which meets identified specific community needs will be resisted
unless it can be demonstrated that:
i)
ii)

the accommodation is no longer needed and the new accommodation will instead meet
another identified priority local need; or
the existing floorspace will be adequately re-provided to an equivalent or better
standard on-site or elsewhere in the borough.”

10.6 The loss of a hostel use is permissible under LLP Policy H9 (B) where it meets one of the
following three tests:

(i) the accommodation is no longer needed and the new accommodation will instead meet
another identified priority local need; or
(ii) the property is incapable of meeting modern standards; or
(iii) the existing accommodation will be adequately re-provided to an equivalent or better
standard on-site or elsewhere in the borough.
10.7 The loss of a hostel use is permissible under DRLLP Policy H9 (b) where it meets one of the
following three tests:
i)

The accommodation is no longer needed and the floorspace is replaced by another
form of residential accommodation that will meet another identified priority local need;
or
ii) the property is incapable of meeting modern standards; or
iii) the existing accommodation will be adequately re-provided to an equivalent or better
standard on-site or elsewhere in the borough.”
10.8 The proposals meet the tests set out in Policy H8(b)(ii) and H9 (b)(iii), in that the existing
floorspace and accommodation will be adequately re-provided to an equivalent or better
standard on-site or elsewhere in the borough. An assessment of these tests follows.
10.9 Lambeth’s Homelessness and Rough Sleeping Strategy and Action Plan 2019 sets out the
borough’s priorities to prevent homelessness. Priority 5 ‘improving the supply and sustainability
of temporary accommodation’ sets out how the Council will perform its legal duty to provide
certain households, who are homeless and in ‘priority need’ with somewhere to live.
10.10 In order to increase the supply of local and financially stable temporary accommodation, the
Council will make short-term use of vacant properties on council owned sites, including estate
regeneration schemes, and build new hostels, invest in suitable hostel sites and buying
additional hostels.
10.11 Occupying vacant Council owned properties is also compliant with the Estate Regeneration
Voids Strategy adopted in 2018. Use for temporary accommodation is a productive approach
which also ensures security of estates and protection from anti-social behaviour and squatting,
as opposed to boarding properties.
10.12 The re-provision of the hostel use will therefore be secured by condition 46 (Head of Terms of a
s106 to be agreed upon the transfer of land to Homes for Lambeth), which requires a detailed
scheme for the re-provision of the 7 hostel rooms to be submitted to the Council’s planning
team within three months of the date of permission being grated. The Council will then agree
the details of this re-provision and it must be provided prior to taking vacant possession of the
existing property.
As such, the condition provides the assurance that the re-provision of the hostel for the
purposes of temporary accommodation of homeless households can be secured in perpetuity
and that as such the proposals comply with LLP and DRLLP Policy H8 and H9 in this instance.
10.13 Loss of estate amenity land
10.14 The application site forms part of the Central Hill Estate. The redevelopment will occupy the
footprint of the existing building and associated land, and result in the loss of 750sqm of estate
amenity land, which identified as open space for the purposes of LLP and DRLLP Policy EN1.

Part (a) of the Policy protects open space from development unless at least one of three tests
is met, in this case the relevant test is:

“(ii) In the case of housing estate amenity areas, significant regeneration and community
benefits would be achieved that could not be achieved in any other way, and appropriate
compensatory provision for the loss of open space is made, including improvements to the
quality of the remaining open space.”
10.15 The existing building is poor quality, in a poor state of repair and considered to have no
architectural value.
10.16 The proposal is for a new building which will deliver regeneration to improve the area, by
replacing a building that is currently degrading. The resulting community and economic benefits
arise through delivering 31 units which are entirely affordable housing, which is much needed in
the borough and local area. Of these affordable homes, 22 of would be social rented unit (at
target level rents, i.e. Council level rent). In addition, the proposals will create jobs through
construction and provide for improvements to the amenity facilities available whilst increasing
the biodiversity and ecology opportunities on site.
10.17 The redevelopment of the site presents regeneration benefits that could not be achieved in any
other way as the delivery of affordable housing, amenity improvements and the creation of jobs
would only be possible through the redevelopment of the site, which the Council though Homes
for Lambeth are committed to bringing forward.
10.18 In considering the significant regeneration and community benefits, the site should be
considered in the context of the Homes for Lambeth development programme. Homes for
Lambeth are a housing company wholly owned by Lambeth Council which has been
established to tackle the severe housing crisis in Lambeth by building homes in the Borough.
10.19 At the point the latest housing strategy for the Borough, the Housing Strategy 2017 was
adopted, there were 23,000 people on the waiting list for housing. Homes for Lambeth
endeavour to build strong and sustainable communities, deliver high quality homes and
maximise the number of homes provided at genuinely affordable rents.
10.20 The Homes for Lambeth Business Plan 2020-2023 in March 2020. This sets out the intentions
of the organisation and states that over the next three years Homes for Lambeth will aim to
deliver and be managing 383 new homes, of which 302 (79%) will be affordable homes, 223
(58%) of them at social rent. Over the five-year Corporate Plan period, they will aim to deliver
and be managing 1,196 homes, of which 649 (54%) will be affordable and 439 (37%) will be at
Council Level Rent. The long term programme is to deliver 4,500 home in Lambeth.

10.21 One part of this programme is the redevelopment of the Central Hill Estate which was agreed at
Lambeth’s Cabinet meeting on 23 March 2017. The redevelopment is expected to deliver a
minimum of 500 additional homes, of which the affordable housing provision will be maximised
with a focus on social rent. This is to assist in delivering the identified local need for social rent
properties.
10.22 The permanent provision of affordable housing on this site will enable the regeneration of the
wider Central Hill Estate by providing 31 affordable housing units, 22 of which are at social rent
level to relocate the existing residents in order to facilitate the future demolition in readiness for
redevelopment, a process known as decanting. The remaining 9 units affordable housing as
London Shared Ownership units.
The redevelopment of the site presents regeneration benefits because it is an available,
Council-owned site that will provide a decant site for the residents of the Central Hill Estate
whilst enabling them to retain necessary connection to their community. Re-locating these
residents into the proposal will mean they can remain close to their existing home and familiar
environment, where they are likely to have connections to family and friends, services such as
doctors and schools.
10.23 Making use of this site for these purposes will reduce the disruption that can be causes as a
result of displacement from their existing home. Their relocation form the Central Hill Estate is
essential to deliver the estate regeneration programme that is planned. without this site,
residents may be relocated some distance from their existing homes, resulting in greater
disruption to their lives. As there are no other available sites in this vicinity, the same social
benefits could not be achieved in any other way.
10.24 Existing secure tenants will have the right to remain living on the rebuilt estates with their rents
set in the same way as they are now and Homes for Lambeth support residents and
communities through the redevelopment of their estates through the organisation’s resident
engagement and social investment programme.
10.25 This is in addition to the estate regeneration benefits, Homes for Lambeth will build
sustainable homes by exceeding the required environmental and energy standards for new
homes in Lambeth. with a new set of commitments to monitoring and auditing carbon as part
of new developments and designing homes to use less energy as part of their commitment to
tackling fuel poverty.
10.26 The development programme will also support people into work through providing 450
apprenticeships, work placements and work experience opportunities across the programme by
making them available to Homes for Lambeth residents, working in partnership with the
Council.
10.27 In summary, the Homes for Lambeth programme, this site will deliver significant regeneration
and community benefits that could not be achieved in any other way by reducing the impact of
displacement of residents being relocated from the Central Hill Estate as part of the decant
process, as it is an available site in very close proximity to their existing homes. The estate
regeneraton of Central Hill Estate will then in turn deliver significant regeneration benefits.

10.28 Turning to the retained estate amenity space, the applicant proposes to compensate for the
loss of the estate amenity space by improving the quality of the remaining space. The
communal areas incorporate improvements to landscaping and biodiversity (see section 15 of
this report), and play provision (see section 12 of this report).

The existing amenity land is of suboptimal quality, usability and function and does not
encourage use. Figure 3 shows the existing estate amenity space. There is currently basic
landscaping, no opportunity for children’s play within the space and the topography makes the
space less accessible.
10.29 Proposals for the retained amenity space on site to improve its quality include:
i.

A 344 sqm garden area including 182 sqm of sensory play space and 78 sqm of play
surface including natural play elements such as stepping stones, stepping mound and
climbing frame.

ii.

Landscaped garden area designed around the retained trees and site level, with
improved sloping access

iii.

Areas of planting with ‘natural play’ integrated into the design (hedges surrounding the
sites boundary, permeable paving, lawn area)

iv.

Improvements to ecology (bat, birds and bug boxes, brown roofs)

v.

Planting including evergreen herbaceous plants, hedges, flowering shrubs and low
maintenance ground cover species

vi.

Wheelchair accessible footpaths through out with permeable surface material,

vii.

Improved security and visibility of estate amenity land through improved boundary
treatment and overlooking from proposed residential units.

10.30 In order to secure the above, a condition requiring 384 sqm of garden area to be retained in
perpetuity as estate amenity land (secured by Condition 3). The details of the hard and soft
landscaping along with a management and maintenance plan (condition 30) would also be
secured.
10.31 In addition to the on site improvement, a Grampian planning condition would be secured
requiring a s106 agreement to be finalised once the land has transferred from the Council to
Homes for Lambeth which secures improvements to estate amenity land located off site at the
neighbouring site on the Central Hill Estate, land at Romany Prospect to further improve the
quality of the estate amenity land in the vicinity and ensure that the compensatory measures
are proportionate to the proposed loss.
10.32 The improvements to the existing estate amenity land at Romany Prospect, include the
following:
viii.

Improvements to an area of 600 sqm of estate amenity space

ix.

Incidental play elements throughout

x.

Seating for a range of ages and physical abilities

xi.

Line of new trees along Oakwood Drive

xii.

Hedges and herbaceous border planning

xiii.

Trail of outdoor equipment in and amongst the trees

10.33 Whilst no ecological improvements have been explicitly set out at this stage as part of the
indicative improvements to the land at Romany Prospect, a Grampian condition would be
secured requiring a s106, the heads of terms of which ensure this will be secured. This is set
out in the paragraph below.
10.34 To make the proposed development at 2 Roman Rise acceptable in planning terms, the
improvements to the amenity land at Romany Prospect are necessary and a Grampian
condition would be imposed requiring a s106 to be entered into, the heads of terms of which
have been agreed with the applicant which will secure the improvements referenced in the
submitted document proposed Enhancement of Romany Prospect Gardens, prepared by
Outerspace, dated 14/08/2020.
The proposals for Romany Prospect, cannot be approved as part of the planning application
under consideration herein as it is not within the red line boundary. Therefore, to bring forward
the improvements at Romany Prospect and therefore make the 2 Roman Rise proposals
acceptable, the following is required by way of s106 obligation:




Submission of an application for full planning submission for the wider estate amenity
land improvements within three months of commencement of work on site.
o Improvements to not less than 600sqm as identified in the submitted location plan
o Reference to the submitted indicative ‘Enhancement of Romany Prospect Gardens’
document prepared by Outerspace, dated 14 September 2020
o Demonstrate ecology and biodiversity improvements
Requirement for the improvements to be substantially completed prior to final occupation
of the proposed 2 Roman Rise development.

10.35 As a result, the space will improve the usability, and function as an amenity space and increase
biodiversity, and will encourage use of the space by local residents, including principally those
future residents of the proposed development at 2 Roman Rise as well as the existing residents
of the Central Hill Estate.
10.36 Subject to the above described obligation, the estate amenity improvements at Romany
Prospect would be considered sufficient along with the improvements proposed on site to
improve the quality of open space and mitigate against the loss of estate amenity land required
for the development. The proposal would therefore comply with LLP and DRLLP Policy EN1(a)
in this instance.
10.37 Open space deficiency
10.38 It is noted that the site is located in an area of open space deficiency. LLP EN1 (d)(ii) states the
Council will increase the quantity of open space and green infrastructure in the borough
through:
“Requiring major development in areas of open space deficiency or access to nature deficiency
to provide appropriate on-site provision of open space or, where this is not feasible and where
this would address needs more effectively, make financial contributions to enable the provision
of new open space or improvements to the accessibility and quality of existing public open
space, including their nature conservation and biodiversity value.”
10.39 DRLLP Policy EN1 (c)(ii) builds on this and states:

“Requiring major development in areas of open space deficiency and/or in areas of access to
nature deficiency to provide new on-site open space/access to nature improvements. Where
the development proposal includes residential units, this new open space should be in addition
to the external amenity space requirements in Local Plan policy H5. Where it is demonstrated
to the satisfaction of the council that new on-site open space provision or access to nature
improvements would not be feasible and/or effective, a payment in lieu will be sought as a
planning obligation to enable the provision of new open space or improvements to the
accessibility of existing public open space in the vicinity of the development, including their
nature conservation and biodiversity value. Planning obligations will also be sought towards
management and maintenance of new or improved open space.”
10.40 There is a loss of open space (estate amenity space) as a result of the development. The
improvements to the retained space, when viewed in alongside the improvements planned
immediately neighbouring the site at Romany Prospect, as set out about, are considered to
mitigate against the site’s inability to increase open space by significantly improving on the
quality, useability and function, along with the biodiversity and ecology improvements, of the
retained on site and improved neighbouring open space.
10.41 In this instance, the significant regeneration and community benefits that will result from the
development of the site, discussed in detail above, outweigh the loss of estate amenity land.
10.42 The existing amenity space at Romany Prospect is publicly accessible from the Central Hill
Estate and will remain so. Access to the amenity space at 2 Roman Rise is through the
development or via a gate between the site and Romany Prospect. The head of terms agreed
for the s106 secures the provision and maintenance of, and access to the on-site amenity
space from the Central Hill Estate. in perpetuity.
10.43 Overall, the combination of proposed improvements to on and off-site amenity space is
considered to contribute greater value than the existing space, as a result of the nature and
positioning of both spaces which provides tangible value for any occupants of the development
and the rest of the Central Hill estate and are considered to overcome the concerns about open
space deficiency in this instance. For the reasons set out above, combined with the role played
in this proposal to enable the wider Homes for Lambeth programme, which gives rise to
significant regeneration and community benefits, the proposals comply with adopted LLP Policy
EN2 (d)(ii) and emerging DRLLP Policy EN2 (c)(ii) subject to the condition secured requiring full
details of the on-site landscaping to be submitted and approved by the Council (condition 30),
and the planning obligations to provide improvements at Romany Prospect (see heads of terms
in condition 46).
10.44 Proposed use – residential (use class C3)
10.45 The proposal comprises 31 residential units in use class C3.
10.46 Residential use – assessment
10.47 LLP and DRLLP Policy H1 Local Plan Policy H1 seek to maximise the supply of additional
homes in the borough in line with the LP and DLP.
10.48 Policy 3.3 of the current LP (consolidated with amendments 2016) sets out the need for
additional housing within London Boroughs to meet the projected and existing need for
housing. The London Plan’s annual monitoring target for new housing supply from 2015-2025
in Lambeth is 1,559 new homes per year, which is intended to deliver 15,594 homes by 2025
(see Table 3.1 of the LP).

10.49 Policy H1 of the draft London Plan (DLP) sets out the Mayor’s approach to increasing housing
supply, with a particular focus on brownfield sites, accessible sites, surplus sites owned by
public sector bodies and industrial sites considered under draft Policy E7 for intensification or
co-location. A draft target of 13,350 new homes per annum over a ten-year period (Table 4.1 of
the DLP) is proposed within Lambeth.
10.50 The site is not an allocated housing site. Subject to the release of the existing uses on site
being acceptable, the proposal for residential use is supported in principle as the site is in an
accessible, largely residential area with a good access to public transport (PTAL 3). Proposals
are in considered to be in line with Policy H1, the LP and DLP.
10.51 Residential Use
10.52 Dwelling and Tenure Mix
10.53 LLP and DRLLP Policy H2: ‘Delivering Affordable Housing’ seeks to maximise affordable
housing delivery in Lambeth in accordance with London Plan Policy.
10.54 Adopted Lambeth Policy H2(a)(i) sets out that in a development providing 10 or more
residential units, 50% of homes should be affordable where public subsidy is available or 40%
without subsidy. Policy H2(a)(iii) seeks 70% of new affordable housing units to be for social and
affordable rent and 30% as intermediate provision (including London Shared Ownership).
10.55 The Mayor’s Affordable Housing and Viability SPG and DLP Policy H4 introduced the threshold
approach to affordable housing provision. For proposals on public land, the provision of 50%
affordable housing by habitable room with a policy compliant tenure split that meets all other
policy requirements can be considered as a Fast Track Route (‘FTR’) application and not
provide viability testing. If it is not FTR eligible, then it would be following the Viability Tested
Route and be subject to full Financial Viability Appraisal. DRLLP Policy H2 reinforces this
approach.
10.56 The proposal is for 100% affordable housing with a tenure mix of 75% social rented and 25%
intermediate (London Shared Ownership) by habitable room, and a split of 71% social rented
and 29% intermediate by unit. The threshold of 50% for this site, being publicly owned land,
has therefore been met, and the proposals are eligible to follow the FTR subject to other
policies being met.
10.57 The FTR requires proposals at the threshold level of affordable housing to provide a policy
compliant tenure split, which is 70% low cost rent (including social rent) and 30% intermediate
(including London Shared Ownership). The proposals overperform on the delivery of social
rented units by providing 75% of all habitable rooms as social rent, the policy requirement for
which is 70%. As social rent units are in the most need in the borough, providing more than
policy requires contributing more towards meeting housing need. As a result the proposed
tenure split is FTR eligible.
10.58 In accordance with Policy H5 of the Draft London Plan order to proceed via the FTR the
proposal needs to meet other relevant policy requirements and obligations to the satisfaction of
the borough. As assessed in detail in this report, the proposals are considered to be compliant
with planning policy overall, and can follow the FTR.
Planning policy
Adopted Local Plan (low cost rent and
intermediate) – by unit

Proposal
Affordable housing (proposed low cost rent and
intermediate) – by unit

 1-bed units - Not more than 20%
 2-bed units - 20-50%
 3-bed+ units - 40%
DRLLP (2020) – by habitable room




1-bed units- Not more than 25%
2-bed units- 20-60%
3-bed+ units- Up to 30%

 1-bed units – 8 units (27%)
 2-bed units – 12 units (39%)
 3-bed+ units – 11 units (35%)
Affordable housing (proposed low cost rent) –
by unit
 1-bed units – 8 units (27%)
 2-bed units – 12 units (27%)
 3-bed+ units –11 units (45%)
Affordable housing (proposed social rent) by
habitable room)




1-bed – 16 HR (15%)
2-bed – 36 HR (34%)
3-bed – 55 HR (51%)

Table 1- Affordable housing mix
10.59 In the context of the adopted policy, the proposals exceed the number of one- and threebedroom units. When assessing the proposals against the emerging policy, which uses
habitable rooms as the basis for calculation, the 3 bedroom units are the only unit size to
exceed the policy.
10.60 The focus of this proposal is on 3-bedroom properties within the council rented tenure. This is a
direct result of the relocation of existing residents of the Central Hill Estate and responds to the
greatest housing need in the borough. As such, given the mix is responding to the intended
relocation strategy as part of the decant of the Central Hill estate, the mix is considered
appropriate, and the proposals can make use of the FTR in this instance.
10.61 Homes for Lambeth are a Registered Provider, they will deliver and manage both the rented
and shared ownership homes for the life of the development.
10.62 The social rent units will be at target rents or below. Social Rent homes are for households on
low incomes where the rent levels are based on the formulas in the Social Housing Regulator’s
Rent Standard Guidance. Homes for Lambeth have set a number of ‘Key Guarantees’ for its
residents. One of these is that their rent, as an assured lifetime tenant living in a newly built
Homes for Lambeth home, will be set in the same way as council rents.
10.63 The affordability of intermediate shared ownership units must be in accordance with the
Mayor’s qualifying income levels, as set out in the Affordable Housing and Viability SPG and
the London Plan Annual Monitoring Report, including a range of income thresholds. It is
proposed that homes will be affordable to household incomes of the maximum cap of £90,000
Affordability thresholds would be secured by section 106 agreement.
10.64 For the reasons set out above, and given the link between this development and the Central
Hill Estate redevelopment and associated decant process that has resulted in a bespoke
approach for this site, the proposals are considered to comply with LLP and DRLLP Policy H2,
DLP Policy H5 regarding the FTR, LLP and DRLLP Policy H4.
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Design and Conservation

11.1 Scale, massing, layout, materials and appearance
11.2 The proposal is for a 7 storey building facing Central Hill and Roman Rise with a five storey
element facing the corner of Oakwood Drive and Roman Rise. Placing the tallest part to wards

Central Hill is best form of massing in townscape terms. The block is taller than the buildings
currently within its immediate context but an increase in height in itself should not be seen as
problematic if it is handled well. The proportions of this corner element are good and its form is
an attractive one. When viewed obliquely down Central Hill from the east the proposal will be
largely screened by the foreground trees including the two retained trees on the plot although
as these trees are deciduous screening will be reduced in the winter months.
11.3 Approaching from the west the ground is rising and the viewer would see the proposal as a
noticeably larger block on the corner. In many respects the proposal would be announcing the
change in character form the two-storey housing in the foreground to the Central Hill Estate
beyond. Just because the proposal is visible does not mean it will be harmful. It is not
considered that there are harmful townscape effects that would result from the bulk, scale and
massing. This was demonstrated well in the applicant’s sketch illustrations provided in the
Design and Access statement. The proposal meets the tests of LLP Policy Q7.
11.4 Detailed Design
11.5 The use of stock brick is a positive response to local distinctiveness. The choice of brick –
reflecting the stock brick within the wider Victorian district, helps knit it into its context; so too
does the punched window openings. The punched openings and brick enrichments also help
reinforce the characteristics of the prevailing district albeit in a contemporary manner. The light
brown aluminium fenestration and parapet facing complement the brick colour providing an
understated and unfussy appearance. In this regard the proposal meets the tests of LLP Policy
Q7.
11.6 Further details of the construction detailing including windows, doors, reveals and external
soffits, gates, vents and extracts, cills and copings, rain water goods, brick bonding,
balustrades / balconies / terraces, property name and number display etc., sample panel of
materials made available on site should be secured by condition (condition 22). No details
have been provided at this stage regarding lighting and a condition (condition 39) is
recommended that a lighting plan including details of fittings and showing location of the fittings
is submitted to ensure the design of the scheme is of a high standard and avoids visual clutter.
11.7 Views
11.8 Some objectors have raised concerns about loss of views towards the city. Firstly, it should be
noted that the glimpse views of the city from Central Hill are not protected by the London Plan
(LVMF) or Lambeth Local Plan so there is no policy context in which to approach this issue.
However, officers are still unclear as to where the loss of this would be from. There is a tall wall
to Central Hill so it cannot be the north side of Central Hill. Form the South side of Central hill
the viewer does not really see the city beyond because of the houses on Roman Rise, the
existing hostel, the Central Hill Estate flats and the trees. The site is not located within any
views of strategic or local importance. It is considered that the proposed development would
not impact on or harm any statutory or local views in accordance with LLP Policy Q25.
11.9 Design Conclusion
11.10 The proposal is considered acceptable in terms of design and subject to details of construction
and materials being secured by condition (condition 22). It is considered that the proposal
would accord with LLP Policies Q7 and Q8.
11.11 Boundary Treatment

11.12 The proposal includes indicative boundary treatment including a dwarf wall and railing along the
Roman Rise and Central Hill frontage, which would provide greater natural surveillance of the
improved amenity area between the proposed building and Central Hill. This would also make
the amenity area more attractive to users and passers-by creating a better relationship with the
site and its presence within the streetscape. Between the site and Romany Prospect along the
length of the existing fence on the eastern side of the site, is proposed to be a new fence,
providing security to the new development. A gate is proposed halfway down the fence,
allowing access to the new improved amenity land on-site for estate residents, and allowing the
new residents access to the Romany Garden Improvements and the wider estate. The gates
provision and maintenance would be secured throughthes106. Details of the boundary
treatment can be secured by condition. Subject to this condition (condition 24) the proposal
would accord with LLP Policy Q15.
11.13 Impacts on heritage assets: Legislation and national policy context
11.14 The beginning of the Agenda Pack contains a summary of the legislative and national policy
context for the assessment of the impact of a development proposal on the historic
environment and its heritage assets. This is in addition to Lambeth Local Plan and London
Plan policies.
11.15 Turning to consider the application of the legislative and policy requirements referred to above,
the first step is for the decision-maker to consider the designated heritage asset(referred to
hereafter simply as “heritage asset”) which would be affected by the proposed development in
turn and assess whether the proposed development would result in any harm to the heritage
asset.
11.16 The decision of the Court of Appeal in Barnwell Manor confirms that the assessment of the
degree of harm to the heritage asset is a matter for the planning judgement of the decisionmaker.
11.17 However, where the decision-maker concludes that there would be some harm to the heritage
asset, in deciding whether that harm would be outweighed by the advantages of the proposed
development (in the course of undertaking the analysis required by s.38(6) PCPA 2004) the
decision-maker is not free to give the harm such weight as the decision-maker thinks
appropriate. Rather, Barnwell Manor establishes that a finding of harm to a heritage asset is a
consideration to which the decision-maker must give considerable importance and weight in
carrying out the balancing exercise.
11.18 There is therefore a “strong presumption” against granting planning permission for development
which would harm a heritage asset. In the Forge Field case the High Court explained that the
presumption is a statutory one. It is not irrebuttable. It can be outweighed by material
considerations powerful enough to do so. But a local planning authority can only properly strike
the balance between harm to a heritage asset on the one hand and planning benefits on the
other if it is conscious of the statutory presumption in favour of preservation and if it
demonstrably applies that presumption to the proposal it is considering.
11.19 The case-law also establishes that even where the harm identified is less than substantial (i.e.
falls within paragraph 196 of the NPPF), that harm must still be given considerable importance
and weight.

11.20 Where more than one heritage asset would be harmed by the proposed development, the
decision-maker also needs to ensure that when the balancing exercise in undertaken, the
cumulative effect of those several harms to individual assets is properly considered.
Considerable importance and weight must be attached to each of the harms identified and to
their cumulative effect.
11.21 What follows is an officer assessment of the extent of harm which would result from the
proposed development to the scoped heritage assets provided by the applicant as part of its
submission. This includes Conservation Areas and neighbouring Listed Buildings. Both an
individual assessment against each heritage asset as well a cumulative assessment is
provided. This is then followed by an assessment of the heritage benefits of the proposals.
11.22 Impact on heritage assets: Conservation Areas
11.23 The Harold Road Conservation Area in LB Croydon sits 200m to the south east of the site. The
land slopes away from the site towards the conservation area. There is no visibility of the site or
proposals from the conservation area and as such there is no harm to its setting.
11.24 Impact on heritage assets: Listed Buildings
11.25 There are no listed buildings within the vicinity of the site. The Central Hill Estate is not a
designated or undesignated heritage asset.
11.26 Impact upon heritage assets: Summary
It is the view of officers that the proposal would not harm any heritage assets. The proposal
would accord with LLP policies Q20 and Q22.
11.27 Assessment of harm versus benefits
11.28 Officers consider that the development would not harm the significance the heritage asset and
that an assessment of harm versus benefits is not required. However, should Members come to
a different view, they must consider the impact of the proposed development on the
significance of each designated heritage asset. Great weight should be given to the asset’s
conservation (and the more important the asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts to substantial harm, total loss or less than
substantial harm to its significance (as per paragraph 193 of the NPPF).
11.29 If Members come to a view that there would be substantial harm or total loss of the significance
of a designated heritage asset, consent should be refused, unless it is demonstrated that the
substantial harm or total loss is necessary to achieve substantial public benefits that outweigh
the identified harm or loss (as per paragraph 195 of the NPPF).
11.30 If Members come to a view that there would be less than substantial harm to the significance of
a designated heritage asset, the identified harm must still be given considerable importance
and weight when weighed against the public benefits of the proposal, including where
appropriate, securing the heritage asset’s optimum viable use (as per paragraph 196 of the
NPPF).
11.31 In this case, officers consider that the development provides the following public benefits:
11.32 Economic

11.33 Benefits to local economy, the proposed residential development would bring people to the
Gypsy Hill and Central Hill area, many of whom are likely to support local businesses.
11.34 Social
11.35 Housing: the provision of 31 new flats, all of which would be high quality affordable housing.
11.36 Amenity space: the improvement of 944.6m2 of estate amenity land.
11.37 Environmental
11.38 Biodiversity: the scheme would improve the wider estate amenity land that would increase the
biodiversity and urban greening on the site.
11.39 Officers consider that the above constitutes public benefits that would outweigh any harm to the
Harold Road Conservation Area.
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Standard of residential accommodation

12.1 DLP Policy D3 seeks to optimise site capacity through the design-led approach and does not
specify exact levels of density for development. Part A of the policy requires the development to
make the best use of land and considers design options to determine the most appropriate form
of development that responds to a site’s context and capacity for growth. In making a
determination on whether a proposal is the most appropriate form of development, Part B of the
policy takes the following into account:


Form and layout: buildings and spaces which respond to locally distinctive forms,
encouraging active travel and facilitating efficient servicing and delivery



Experience: good quality accommodation, safe and secure environments and active
frontages onto the public realm



Quality and character: respond to the existing character, high quality architecture and
high sustainability standards

12.2 Overall, officers are satisfied that the proposal would optimise development on the site in a
form which is appropriate and corresponds with the above requirements, which are assessed in
further detail within the appropriate sections of this report.
12.3 Layout and access
12.4 Policy 3.5 of the London Plan and Table 3.3 was updated in May 2016 to reflect the adoption of
new nationally prescribed minimum space standards. This has been carried through in the Draft
London Plan Policy D6 and Table 3.1. Policy H5 of LLP (2015) states that all proposals for new
residential development should accord with the principles of good design.
12.5 All the proposed dwellings would exceed the London plan minimum space standards. All new
accommodation would be expected to have a minimum head height of 2.5m for at least 75% of
the gross internal area. All floor to ceiling heights would meet or exceed this requirement.
12.6 In terms of access the ground floor units have their own individual entrance to the dwellings. All
the units on the upper floor would have a separate entrance to Roman Rise to the west and to
the courtyard to the south east where they would enter a lobby that leads to a lift and stair core
where future occupiers would then be able to access the residential units.

12.7 The flats are arranged practically and efficiently. The refuse and cycle storage are conveniently
placed. The ground floor units have their own front doors which helps to animate Roman Rise
and Oakwood Drive. Projecting balconies can leave occupants feeling rather over exposed
when they are sitting out on them. However, in this instance they are set between the projecting
wings of the Roman Rise façade which provide adequate screening and shelter. Layout and
access is considered acceptable.
12.8 Accessible, Adaptable and Wheelchair Housing Provision
12.9 DLP Policy D5 which seeks to ensure developments achieve the highest standards of
accessible inclusive design. DLP Policy D7 requires ninety percent of new housing meets
Building Regulation requirement M4 (2) ‘accessible and adaptable dwellings’; ten per cent of
new housing meets Building Regulation requirement M4 (3) ‘wheelchair user dwellings’, i.e. is
designed to be wheelchair accessible, or easily adaptable for residents who are wheelchair
users.
12.10 Based on the proposed 31 units, 10% (equates to 3.1 units) of which would need to be
designed to meet Part M4 (3). The applicant confirms that the three ground floor units would
meet this regulation. The remaining units are designed to meet part M4(2). The provision for
wheelchair accessible and adaptable dwellings will be secured through appropriate condition
(Condition 27).
12.11 Privacy
12.12 The distance of the proposal from existing habitable room windows is a minimum of 18m at its
closest point, across Roman Rise. This distance is screened by, typically, hedges and fences,
on the west of Roman Rise and proposed landscape buffers and new trees proposed as part of
the development on the east side of Roman Rise. Further privacy is provided by private inset
and projecting balconies. Given the separation distances the proposed development would
ensure high levels of privacy are maintained for the future occupiers.
12.13 The landscape design indicates that three ground floor units would benefit from terraces and
defensible planting that would limit direct views into each of the units. A condition (condition 25)
regarding details of the screening is recommended to ensure privacy to these residential units
is maintained in accordance with LLP Policy Q2.
12.14 Outlook and Aspect
12.15 All of the 31 residential units would have dual aspect that would provide a good outlook in
accordance with Policy H5(a)(i) of the LLP (2015).
12.16 Daylight and sunlight
12.17 In terms of daylight, this is in respect of the proposed new habitable rooms and consideration is
often reviewed on an average daylight factor (ADF) basis, especially since the provision of
daylight is targeted to the actual room use with a standard ADF targeted of 1% bedrooms, 1.5%
living rooms and 2% kitchens. However, in instances of any applicable open-plan arrangements
of ‘living/kitchen/dining’ rooms, an alternative methodology to that of the BRE Guide (that
simply seeks to apply the highest ADF for a given room use within a multiple use room to that
of the whole room), is that the ADF is based upon the predominant room use. This is more
commonly applied within the industry since modern design, now often places kitchens typically

at the back of such open-plan arrangements representing a limited area of the actual room in
use – predominant use is living room (it should also be highlighted that in reference to the BRE
Guide, internal galley-type kitchens are permissible providing they are directly linked to a well
daylit living room which for this scheme, would typically be the case in any event, albeit the
design has typically not sought to isolate the kitchen area / has still sought to provide suitable
open-plan arrangement). Thus the analysis is on the basis of still including the kitchen area
within the assessment (albeit it is then considering a target for the predominant room use of an
ADF of 1.5% for living room); as background, if we were to exclude the kitchen area from
assessment, the ADF value would only improve / increase further in value.
12.18 In terms of ADF analysis review, all habitable rooms would meet or exceed the targeted
minimum ADF with the isolated exception of 3 No kitchen/dining rooms; Ground floor room R6
& R15, and 1st floor room R9, the respective ADF’s to these 3 No rooms range 1.4% to 1.8%
so broadly, living room quality’. As background, we note that these particular kitchens are
reasonably large, located next to the main living areas (albeit with separate rooms) if the
kitchen areas were to be open plan through to the living room, then the residual living room
area would have an improved ADF anticipated to be greater than 2% ADF target for kitchens,
so on balance, the reported ADFs to these particular rooms as a whole, could be considered as
a reasonable trade-off of the benefit of having a separate kitchen / dining room arrangement
and in consideration also, that this relates to a small number of isolated rooms. From the 107
No. habitable rooms applicable for assessment, 104 No. meet / exceed ADF target criteria
which represents a 97% ‘pass’ rate which is good for an urban site.
12.19 Noise and Vibration
12.20 Policy Q2 of the LLP states that development will be supported if the adverse impact of noise is
reduced to an acceptable level through the use of attenuation, distance, screening, or internal
layout/orientation.
12.21 This proposal would not be seen as being subject to materially elevated noise impacts from the
local environment nor would it contribute to a material change in relation to the local noise
environment.
12.22 However it should be noted the southern facade is likely to be subjected to high levels of noise
from the neighbouring A214 and the overheating assessment indicates a high risk of
overheating in the western most part of the block, in large part through the requirement to shut
windows to reduce the noise.

Figure 16: Showing overheating risks (Source RSS report)
12.23 Therefore, to meet the standards of good acoustic design a noise mitigation condition
(condition 40) specifying the acoustic glazing with the suitable sound insulation properties is
recommended as detailed in the Ardent Noise assessment submitted with the application. A
requirement for active mechanical ventilation is also required to allow a good standard of
internal noise levels and avoiding the need to open windows to keep a comfortable internal
room temperature. This also provides the developer with the opportunity to provide heat
recover units within that element of the build as a further enhancement to the design.

Figure 17: Showing mitigation measure (RSS Noise report)
12.24 To further ensure that no noise nuisance or disturbance is caused to the detriment of future
occupiers’ conditions are recommended covering the provision of further details of suitable
glazing and mechanical ventilation (condition 40) to ensure the prevention of excessive noise
transmission whilst avoiding overheating. Subject to conditions the proposed development is
therefore considered to comply with LLP Policy Q2.
12.25 Residential Amenity and Play Space
12.26 LLP Policy H5 requires new flatted development to provide 50 m2 of communal amenity space
plus a further 10 m2 per dwelling provided as either a terrace or balcony or consolidated within
the communal amenity space.
12.27 The scheme proposes 31 units, each requiring 10sqm of open space, resulting in a requirement
of 310 sqm of amenity space. In addition, there is a requirement for the provision of 50sqm for
the whole scheme. Overall the amenity space requirement is 360 sqm.
12.28 Each of the flats has a private balcony or private external amenity space. These total 272.1
sqm. As a result, 37.9 sqm remains to be provided as part of combined external amenity
provision along with the 50sqm communal amenity space requirement. The combined external
amenity space requirement is therefore 87.9 sqm. The external amenity space proposed
amounts to 344.6sqm, which includes the children’s play space for the development which is
assessed in more detail below. Excluding play space, the communal external amenity is
84.1sqm.
12.29 The level of amenity space proposed is therefore in excess of what is required for a
development of this size and nature, as policy requires 360 sqm and the proposals provide
616.7 sqm of private and communal amenity space combined.

12.30 Playspace
12.31 LLP Policy H5 states that provision for developments of 10 or more units with at least one
family sized dwelling, children’s play space should be provided where appropriate to at least
the levels set out in the London Plan Supplementary Planning Guidance ‘Shaping
Neighbourhoods: Play and Informal Recreation’ 2012.
12.32 In total, according to the GLA’s playspace calculator, which envisages a ‘child yield’ figure of
28.4 children, the development would be required to provide 284 sqm of playspace for the
future occupiers on the basis of 10 sqm per child.
12.33 As a minimum, playspace should be provided on site for children under five years old, of
which there is calculated to be 11.5 children occupying the development and a requirement
for 115 sqm of play space.
12.34 Play for children ages 5-11 should be provided on site if is not accessible within 400m of the
site. there is a child yield of 9.3 5-11 year olds for this proposal with a requirement of 93sqm
on site play space.
Play for children ages 12+ should be provided on site if it is not accessible within 800m of the
site. There is a child yield of 7.6 for 12+ age group for this proposal, with a requirement of 76
sqm of on site play space.
12.35 The total requirement is for play space of 284 sqm with a range of facilities to suit the different
age groups.
12.36 The proposals incorporate 260sqm of children’s play space, comprising 78 sqm of children’s
playspace and 182 sqm of sensory play:


Playspace – the 78sqm includes lawned areas which incorporate natural play elements
including stepping stones, stepping mounds and a climbing frame, with the intention
being that games and equipment play take place.



Sensory play – the 182 sqm of sensory play to explore the naturalistic elements of the
garden

12.37 Children will have the opportunity to use the whole garden area. The applicant has followed
playground design guidance, established by Play England.
12.38 The proposed nature of the on-site play space is considered to be appropriate for the under
5s. The scale of the play space on site is considered appropriate to accommodate some of
the 5-11 year old provision, on the basis that the site is accessible to a range of other facilities
with play opportunities:






Norwood Park is 425m away includes the Bloblands Concrete Skatepark and Salters
Hill Playground;
Crystal Palace Park is 850m away includes the Palace Playground, the maze, Crystal
Palace Bowl and a large green space with dinosaur trail;
Upper Norwood Recreation Ground is 400m away and includes the Chevening Hub;
Westow Park is 580m away and includes a playground with trail paths; and
Norwood Grove Recreation Ground is 1.5km away and includes Rookery Gardens,
Rookery Paddling Pool.

12.39 It is therefore considered appropriate that the 0-4 year old play space is adequately
accommodated on site, and the 5-11 and 12+ can be accommodated in the local area. In

addition, the demand for play space will be further satisfied by play opportunities at Romany
Prospect. Officers are therefore satisfied that the children play space proposal is acceptable
and the proposals comply with LLP and DRLLP Policy H5 and DLP Policy S4.
13
14.1

Amenity for Neighbouring Occupiers
Daylight, Sunlight and Overshadowing

13.1 The beginning of the Agenda Pack contains broad contextual overview of the assessment
framework within which BRE compliant sunlight and daylight studies are undertaken. This
includes an explanation of the key terms and targets contained within the BRE guidance. The
following assessment has been made in the context of this information.
13.2 Neighbouring properties for review
13.3 In terms of properties analysed these are summarised as:








104 Central Hill - west of site
1-5 (odds) Roman Rise - north-west of site
9 Roman Rise - north-west of site
1-10 Oakwood Drive - north-east of site
Romany Prospect, Oakwood Drive - east / south-east of site
107 Central Hill - south of site
109-113 (odds) Central Hill - south-west of site

13.4 The extent of neighbouring properties analysed is considered sufficient.
13.5 Neighbouring Daylight analysis review
13.6 In terms of daylight analysis, applicable reductions to habitable rooms in both VSC and NSL
meets BRE target criteria for the following properties and therefore, not commented upon
further in this review:





9 Roman Rise
1-10 Oakwood Drive
107 Central Hill
109-113 (odds) Central Hill

13.7 104 Central Hill, 1-5 (odds) Roman Rise
13.8 In respect of the residential properties of 104 Central Hill, 1-5 (odds) Roman Rise, and Romany
Prospect, there are either some reductions in VSC and / or NSL beyond BRE Guide target
criteria and comment as follows respectively on such VSC and NSL analysis.
14.7 Daylight VSC – Technically, there are some reductions exceeding BRE Guide target criteria to
the following neighbouring properties and they are summarised as follows:
a) Generally (re. non-habitable rooms) - As background, there are a number of windows
presented within the analysis which serve non-habitable rooms (hallways etc) which have
been included within the analysis, such impact is not applicable for consideration as
serving a non-habitable space and not commented upon further.

b) Generally (re. VSC ‘Proportion Retained’ rounding) – it is evident that the manner in
which eb7 have presented this figure rounds to one decimal place. Therefore, a ‘proportion
retained’ of ‘0.8’ i.e. 0.8 times former value and therefore presenting as a reduction of 20%
(not exceeding BRE Guide target criteria) theoretically, could result in some ‘proportion
retained’ as low as 0.75 i.e. a 25% reduction, being rounded up to 0.8 i.e. 20% reduction.
Therefore, some slight reductions below target criteria / just falling into ‘minor adversity’
could potentially be presented within eb7’s analysis as meeting BRE Guide target. Having
considered the analysis and context, it is considered that this makes minimal difference
and more a technicality note rather than any main significance (and conversely, a reduction
of 0.84 would be rounded down to 0.8 so in that particular instance, the reduction is less
than the ‘proportion retained’ is indicating).
c) 104 Central Hill – There are 2 No windows in total with technical reductions exceeding
BRE Guide target criteria; ground floor window ref. W2 and 1st floor window ref. W2, which
are both on the flank / side of No 104 Central Hill facing onto Roman Rise / towards the
site. However, highlight that the 1st floor window W2 could be considered secondary
(smaller and anticipating to serve a dual aspect bedroom with main window ref W1 facing
onto Central Hill / front elevation of this property) – the main window ref W1 to this room
having no reduction to VSC. In respect of the ground floor window ref W1, whilst this
window does have a ‘moderate adverse’ (reduction of 32%) reduction in VSC, the retained
VSC value is stated as 23.6 in the proposed scenario which can still be considered a good
VSC for an urban context; plus also the room may also be served by other window(s) in the
rear elevation which have reduction(s) readily meeting BRE Guide target criteria / good
VSC values retained. In summary, we do not consider there is any significant adverse
impact to daylight to this property overall.
d) 1-5 (odds) Roman Rise – There are 11 No windows in total with technical reductions
exceeding default BRE Guide target criteria; it is anticipated 4 No of these windows serve
non-habitable rooms thus not applicable for review. For the remaining 7 No windows with
reductions beyond target, these face onto Roman Rise / face towards site and it is
anticipated these are main windows serving habitable rooms which in this instance, would
anticipate that the 3 No ground floor windows are living rooms / similar and 4 No 1st floor
windows serving bedrooms. In terms of reductions in VSC these are summarised in Table
2 – Nos 1, 3 & 5 Roman Rise - VSC Summary for Main Windows not meeting BRE
Guide target. From Figure 18 whilst there is some adversity to the 3 No living rooms at
ground floor (1 No minor, 1 No moderate and 1 No major adverse reduction), the retained
VSC values are effectively 20 or above which can be considered reasonable for an urban
context. For the 1st floor windows, anticipated to serve bedrooms, reductions are typically
‘moderate’ adverse reductions with again, reasonable VSCs retained for an urban context
(also potentially, the bedroom within end terrace of No 1 & No 5 Roman Rise may
respectively be dual aspect with a small side return window). In summary, whilst clearly
the reductions presented within Fig 18 will be noticeable, we consider reasonable daylight
VSC will be retained for an urban context.

Major*’ - it is reasonable to downgrade ‘major’ adversity to moderate adversity for bedrooms, as daylight is considered less important to bedrooms

Figure 18: Nos. 1, 3 & 5 Roman Rise - VSC Summary for Main Windows not meeting BRE
Guide target (source Schroders Begg Report)
13.9 As background, within Fig 19 below, on Nos.1 & 5 Roman Rise, we note the eb7 analysis table
shows a higher VSC for respective ground floor windows W2 & W1 then when compared to the
respective 1st floor windows W2 & W1 and usually the result of the projecting eaves / soffit at
1st floor level having an effect. (This not seen to the comparison of ground to 1st floor VSCs in
No 3 Roman Rise as this is a gable end / no eaves / soffit projection in this locality).

Figure 19 – Nos 1, 3 & 5 Roman Rise (facing site) (Source: Schroders Begg Report)
e)

Romany Prospect – As background, this property contains 30 No dwellings, arranged over
1st, 2nd and 3rd floor (ground floor is non-habitable). Have undertaken some research in
respect of this property which indicates the majority, if not all, are dual-aspect flats, with
windows on the front and rear elevation serving habitable rooms. See anticipated typical
arrangement below in Figure 20 below.

Figure 20– Typical arrangement within Romany Prospect with balconies to front and rear
(Source: Schroders Begg Report)
13.10 Only the elevation with windows facing towards Central Hill are applicable for analysis / will
have an oblique view of the proposal. Only the nearest flat at both 1st and 2nd floor has
reductions in daylight VSC which are beyond the default BRE Guide target criteria and relating
to 5 No windows in total (1st floor window refs. W1, W2, & W3, and 2nd floor window ref: W1 &
W2). The reductions to these 5 No windows can be considered as typically ‘moderate
adverse’ and with the retained VSC values of ranging 18.1 to 20.2 which could still be
considered reasonable for an urban context.
13.11 As background, the inherent design of the building which incorporates continuous overhanging
balcony soffits on both front and rear elevations above all windows at 1st and 2nd floor, does
place some inherent limitation to daylight. Accordingly, VSC analysis has also been presented
by eb7 on both a ‘with balconies’ and the theoretical review of ‘without balconies’ analysis
where the balconies are theoretically removed for the purpose of analysis (which in reference to
the BRE Guide allows this additional review to assist in consideration that the inherent
restriction of the balconies is having / increased sensitivity). In summary, it is evident that the
balconies are having some affect since in the theoretical review of ‘without balconies’, the
VSCs to these particular 5 No windows would all have proposed VSCs above 27 / above the
threshold before reductions in VSC are considered.
13.12 Given the aforementioned, these isolated adverse reductions should be considered acceptable
in reference to the impact to daylight VSC to Romany Prospect.
13.13 Daylight Distribution / NSL - Technically, there are some reductions exceeding BRE Guide
target criteria to the following neighbouring properties and they are summarised as follow:
a) Generally (re. NSL ‘Proportion Retained’ rounding) - In terms of NSL ‘Proportion Retained’
rounding, the same comments relating in the technically presentation applicable to VSC as
detailed in item b) above is applicable to NSL. Similarly, conclude that having considered the
analysis and context, consider this makes minimal difference and more a technicality note
rather than any main significance (and conversely, a reduction of 0.84 would be rounded
down to 0.8 so in that particular instance, the reduction is less than the ‘proportion retained’ is
indicating).
b) However, in terms of NSL reductions, it is evident that there are some reductions exceeding
BRE Guide target criteria within properties Nos. 1-5 Roman Rise; this relates to No 1 and No
3 Roman Rise and for 4 No rooms in total – we detail as follows:
c) No 1 Roman Rise – Ground floor room R2 (served by window W2) has a major adverse
reduction of 50% - the existing daylight distribution of 97.6% reducing to proposed 48.7%.
Although clearly there is major adversity to this room (likely living room / similar) it would be
disproportional to judge the scheme on this one isolated instance of significant reduction in
daylight distribution.
d) No 3 Roman Road - Ground floor room R1 (served by window W1) has a minor adverse
reduction of 26% / close to default BRE Guide target criteria. Both assumed bedrooms to the
1st floor within windows facing the proposal of this mid-terrace will have greater reductions of
39% and 48%. However, given the likelihood that these are bedrooms, would downgrade the
adverse overall to this particular property to ‘moderate’.

13.14 In summary, whilst reductions will be noticeable, in consideration of the retained values, such
isolated reductions can be considered reasonable / commensurate for an urban context and
could be considered acceptable (especially in consideration of the minimal massing on site
currently).
13.15 In consideration of the daylight analysis for both VSC and NSL it is evident that the majority of
reductions meets default BRE Guide target criteria and in those few isolated instances that
reductions are beyond target criteria, then such reductions could be considered as typically still
close to BRE Guide target criteria and / or commensurate of similar urban localities and as
such, could be considered reasonable.
13.16 Neighbouring Sunlight analysis review
13.17 Neighbouring properties have been considered in terms of sunlight reductions to habitable
rooms; the main focus for analysis review is upon living rooms (and conservatories if
applicable). From consideration of the analysis, it is concluded that for any applicable
reductions in sunlight to the properties considered, such reductions would meet BRE Guide
target criteria and should be considered acceptable.
13.18 Sunlight review to neighbouring amenity (primarily rear gardens) should also be considered.
Whilst eb7 have not provided review on this aspect, it is evident that given the relatively lowlevel, context and orientation of neighbouring gardens to that of the proposal, then there would
be no significant sunlight reductions to neighbouring rear gardens and for any such reductions
applicable (review at 21st March), it is considered that reductions would meet the default BRE
Guide target criteria.
13.19 Privacy
13.20 The proposed development would ensure adequate levels of privacy are maintained for the
existing occupiers. This has been achieved through the location and position of the building,
balconies and location of windows within the elevations.
13.21 The habitable room windows of the proposal are a minimum of 18m away at their closest point,
from the houses to the west across Roman Rise. The front gardens of houses on Roman Rise
would be located closer at a minimum of 15m. Front garden hedges, fences and gates
provides screening.
13.22 To the south the houses on the southside of Central Hill would be located at a minimum
distance of 32m.
13.23 To the East the closest point of Romany Prospect, which is a blank flank wall is 5m away at its
closet, widening to 10m when it meets Oakwood Drive
13.24 To the North, the closest residential units 1-30 Oakwood Drive are located a minimum of 20m
away.
13.25 It is considered that the proposal provides an acceptable standard of privacy and is considered
that it would accord with LLP Policy Q2.
13.26 Outlook

13.27 Officers consider sufficient distances will be maintained between the proposed building and
surrounding residential neighbours and that the proposed building would not unduly impact
upon the outlook from the neighbouring properties nor is it considered that it would create a
sense of enclosure.
13.28 The siting of the 7 storey element to avoid directly facing No 1 Roman Rise would assist in
avoiding any undue impact as the new building would be seen at an angle. As any views from
the windows within the front elevation of No.1 Roman Rise towards this element would be
oblique it is not considered that the proposal would lead to a loss of outlook or create a sense
of enclosure to this property.

Figure 21: ground floor plan showing No 1 Roman Rise (in green) and main access to
proposal (in blue) (Source: submitted drawing)
13.29 Noise and Vibration
13.30 LLP Policy Q2 makes clear that proposals should ensure that any adverse impact in terms of
noise and vibration should be reduced and minimised as far as possible to ensure the amenity
of existing and future occupants is protected
13.31 The development would not likely result in an unacceptable impact on surrounding properties
with regard to noise, noting the surrounding residential setting and any noise from residents
would be domestic in nature.
13.32 The main entrance/pedestrian access is proposed to be located to the elevation of the building
on Roman Rise which does not directly face any existing properties. Given this and any noise
from residents would be domestic in nature the proposal is not likely to have unacceptable
impact on this property in terms of noise disturbance.
13.33 The Council’s regulatory Services consultant has reviewed the proposal and raised no
objection subject to conditions (Conditions 40, 41 and 42) that details of the scheme of noise
and vibration attenuation and ventilation, full details and schedule of internal and external plant
equipment, assessment of acoustic impact arising from operation and post installation noise
assessment are provided.
13.34 Construction Impacts

13.35 An Outline Construction Logistics Plan has been provided, which details proposed working
hours and the noise assessment submitted also makes recommendations regarding
construction site noise. It is considered that the outline CLP and the noise assessment
considers issues that may arise during the construction phase. However, a condition (condition
4) is recommended to secure a final version of the CLP for submission and approval before
development commences in accordance with LLP Policy Q2.
13.36 It should be noted that in addition to the above statutory nuisance legislation would apply
through Environmental Services.
13.37 Lighting
13.38 No details regarding lighting have been provided at this stage. To ensure minimal nuisance or
disturbance is caused to the amenity of neighbouring occupiers and of the area generally in line
with LLP Policy Q2 a condition (condition 39) is recommended that details of lighting be
submitted for approval.
14

Designing Out Crime

14.1 DLP Policy D10 seeks development which reduces opportunities for crime. LLP Policy Q3
states the Council will expect development to utilise good design to design out opportunistic
crime, anti-social behaviour and fear of crime.
14.2 The proposal would intensify the residential nature of an area with a mostly residential
character. It is considered that the introduction of additional residential units would not create
the opportunity for crime in the locality.
14.3 The application was referred to the Metropolitan Police Design Out Crime advisor who raised
no objection subject to conditions (Condition 27 and 28) requiring the development to submit
details of security measures for approval prior to commencement of development to ensure
incorporates measures that maintains and enhances safety. A further condition is also
recommended that requires a certificate to demonstrate that the development would adhere to
the principles of secured by design is submitted.
15 Trees, Landscaping and Biodiversity
15.1 Trees
15.2 LLP Policy Q10 states that proposals for new developments will be required to take particular
account of existing trees on site and adjoining land. Development will not be permitted that
would result in the loss of trees of significant amenity, historic or ecological/habitat conservation
value, or give rise to a threat, immediate or long term to the continued wellbeing of such trees.
Where appropriate the planting of additional trees should be included in new developments.
15.3 The tree survey schedule (Arboricultural report) shows that there are currently 41 trees and 6
groups of trees relevant to the application.

15.4 The proposed development would involve the removal of seven trees. The trees identified for
removal within the Arboricultural implications report are 1,2,3,4,8,9,12 (illustrated in red at Fig
23 below). The Arboricultural report identifies five of the trees to be removed as category C
specimens, and two, trees 1 and 3, as category B.

Figure 22: showing trees surveyed. Trees proposed to be removed are shown in red (Source: AJS
report)
15.5 The common lime no. 1 is to be removed to facilitate the proposals. The above ground and
below ground constraints associated with this tree would significantly decrease the developable
area of the site and attempts to retain this specimen would lead to the loss of other high value
trees and a poor relationship between the retained trees and the proposed built form. The lime
is readily visible from Roman Rise and from the junction with Central Hill. The visual impact of
its removal would be mitigated through the retention of the lime tree (no. 11) in views from the
junction with Central Hill and the off-site trees that line Roman Rise, both of which provide a
background of trees (see Fig 23 below) and ensure that the removal of the lime would not
result in a significant alteration of the arboricultural character of this road.

Figure 23: The lime no. 1 to be removed is highlighted by a red arrow and red outline in both
photos.
Photo 1: View of Roman Rise from Central Hill: the loss of the lime will be mitigated by the
existing trees on the west side of the road and the backdrop of retained trees to the north of

the lime. Photo 2: View of Roman Rise from the north: the loss of the lime would be mitigated
by
the mature trees that line the east side of Roman Rise. (source: AJS report).
15.6 The sycamore no. 3 is also to be removed to facilitate the proposals as the constraints imposed
on the proposed layout by its retention significantly limit the developable space within the site
and would result in a poor relationship between the trees and the built form. The sycamore is a
mature specimen of no more than moderate quality and is visible only in glimpses between
trees and buildings from Roman Rise, as shown in Fig 24 below. Consequently, the tree is not
a significant component of the character of Roman Rise and its removal would not have a
significant adverse impact on the local landscape.

Figure 24: showing tree to be removed. (source: AJS report)
15.7 The remaining five trees to be removed are assessed as category ‘C’: these are either of low
quality, low value, or short-term potential. For these reasons, their removal would have no
significant impact on the character or appearance of the area. Of the five category ‘C’ trees to
be removed, trees nos. 2, 4 and 9 are small specimens that do not exceed 7m in height and
therefore despite their moderate quality these trees are of low landscape value.

Figure 25: Tree planting strategy, showing retained trees (in dashed red line) and proposed trees
(Source: DAS)

15.8 Due to its size (17.5m in height) and its elevated location adjacent to the junction of Central Hill
and Roman Rise, the common lime (no. 11) is the most prominent of all the trees on site. It
would be retained, which would maintain the tree’d character of this section of Central Hill.
Furthermore, three other trees (the English oak and two limes nos. 6, 7 and 10) that contribute
to the street character of Central Hill are to be retained, ensuring that the tree density remains
high and the character of the road is not altered significantly.
15.9 Furthermore, the proposal incorporates space for replacement tree planting as shown in the
landscape strategy submitted with the application, this includes two Tibetan cherry, eight star
magnolias and three hybrid witch hazel. This would partially mitigate the proposed removals,
improve the age class balance of the trees on site, enhance the local landscape, and reestablish a framework for the ongoing and long-term character of the site.
15.10 While the removal of trees 1 and 3 is regrettable and would detrimentally affect the available
canopy, in the light of the above considerations, and taking account of the numbers, sizes and
locations of the trees to be retained, including those that are off-site, the felling of the trees
identified for removal would represent only a partial alteration to the main arboricultural
features of the site.
15.11 The Council’s Arboricultural officer has reviewed the proposal. The loss of mature and semimature tree stock would require a compensatory contribution; this can be done in the form of
replacement with 4 (four) Heavy Standard native trees facing Roman Rise, and 2 (two) Heavy
Standard native trees facing Oakwood Drive. No objection is raised subject to the appropriate
conditions and S106 requirement regarding:




Arboricultural Method Statement and tree protection plan (pre commencement);
Tree Planting on site.
Compensatory contribution £TBC [will be reported via committee report addendum]

15.12 Subject to conditions and securing financial contributions via s106 the proposal complies with
the requirements of Policy Q10 of the LLP (2015).

15.13 Landscaping
15.14 Policy Q9 requires developments to provide landscaping that is fit for purpose, provides means
of access routes, avoids piecemeal or left over spaces, includes sustainable drainage,
maximises opportunities for greening and makes use of appropriate plant species and is
attractive and well designed.

Figure 26: Amenity Strategy, showing retained trees in green (Source: Design and Access Statement)

15.15 The applicant has provided indicative details (see figure 26 above) with an intention to provide
a balance between amenity and biodiversity. The Council’s biodiversity officer is supportive of
the proposed landscaping and the addition of Romany Prospect Gardens to maximise
landscape, amenity and ecological benefit for both residents of the new development and of the
properties on Central Hill Estate that line to the north and east of the gardens. As indicated
above details regarding landscape improvements to Romany Prospect would be secured by a
condition requiring that a s106 obligation be entered into to secure these works. With regards to
the application site a detailed soft and hard landscaping plans, are to be secured by condition
(Condition 30). Any landscaping strategy for the development should aim to offer appropriate
mitigations so that wildlife is able to access those services (this is discussed below under
biodiversity section.
15.16 As illustrated at Figure 26 above the landscaping proposal avoids piecemeal spaces, includes
pedestrian desire lines into and within the communal areas. The footpaths would be accessible
and of permeable materials. In providing a fence and gate at the eastern boundary of the site,
in achieves an appropriate balance between convenient accessibility and security. With regards
to the needs of ambulant people an informative (informative 6) is recommended that the hard
landscaping considers the needs of all ambulant and disabled people.

15.17 A management and maintenance plan for both the application site and Romany Prospect would
be secured by s106 to ensure that the proposed benefits derived from the landscaping and
communal areas are managed and maintained in perpetuity.
15.18 Biodiversity and ecology
15.19 The site is not located within an area designated as a Site of Importance for Nature
Conservation (SINC).
15.20 An Ecological Walkover Report prepared by AA Environmental Limited has been submitted
demonstrating that the ecological value of the site and protection has been addressed from the
start of the development process.
15.21 Officers note the representations received raise concern regarding impact on ecology and
biodiversity of the site, loss of wildlife, including birds.
15.22 There are no habitats of international, national, regional or local importance that would be
directly or indirectly affected by the proposals. The site is of overall low ecological value, with
the species recorded described as common or abundant and are found in similar places across
much of Britain, with no evidence of protected species recorded.
15.23 The submitted report indicates that no evidence of badger or their setts was recorded on the
site or in the surrounding area. A single disused mammal hole, considered likely to have been
excavated by fox (Vulpes vulpes) due to the size and shape, was recorded to the east of the
garage, in the side of a low bank.
15.24 With regards to bats the report states that ‘No evidence of bats was recorded during the
thorough external inspection of the buildings. The apartment block was in overall good
condition, with no gaps recorded in the masonry. The restricted areas of timber cladding were
all tightly fitted, with no gaps recorded. Access to the roof was gained via the fire escape, with
the roof covering found to be well-sealed. The detached garage was assessed to provide no
suitable roosting opportunities for bats, due to its construction type and condition. The restricted
area of timber cladding was generally well sealed, with any restricted gaps covered in cobwebs
and/or debris.
15.25 The majority of the trees were considered to provide negligible roosting opportunities for bats
with the more mature oak assessed to provide low roosting potential, due to its age but lack of
any obvious PRFs. The site, due to its restricted size and location in a well-lit and built-up area
of London only provided limited foraging habitat for bats.
15.26 With regards to Herpetofauna the report states that ‘there were no ponds on the site and
therefore no breeding opportunities for amphibians. The site, being dominated by dense scrub
and individual trees creating heavily shaded conditions, does not provide suitable terrestrial
habitat for any species of herpetofauna. The site is located in a built-up area of London and
lacks any direct connectivity to any semi-natural habitat within the surrounding area. In
addition, despite a careful search of the site, no species of herpetofauna was found sheltering
under any refugia lifted’.
15.27 In terms of other wildlife apart from evidence of a fox and few common species of birds, either
recorded on the site or flying overhead no other species of note were recorded.

15.28 The report indicates a series of mitigation measures, which would be secured through planning
conditions and informatives, that should be implemented to reduce any impact the development
proposals may have on local wildlife:


In the unlikely event that any evidence of Japanese knotweed is recorded, works in the
area should stop and the Environment Agency contacted. (informative 7)



Potential bird nesting habitat – site clearance works should be timed to avoid main bird
nesting season (March to August inclusive) but if not possible, a check should be
carried out prior to any clearance works to ensure no active nests are present and that
check is done by qualified ecologist. In the event that nesting birds are presents works
to that part of the site should cease and a qualifies ecologist contacted to agree a
resolution. (condition 36).



To protect any vegetation to be retained, suitable fencing may be required at certain
locations to reduce the possibility of any damage and minimise accidental damage, any
overhanging branches should be pruned back to suitable live growth points to be
undertaken by a suitably qualified and experienced specialist and should conform to
current industry best practice, i.e. BS 3998: 2010 ‘Tree Work - Recommendations’
(Condition 30)



Where any new planting is proposed it should aim to use native species, but where this
is not practicable then species of known value for wildlife can be used. In particular,
flowering plants will be of benefit to invertebrate species and shrubs and trees may
provide nesting opportunities for birds once they become established. Brown roofs will
also be included, which will provide additional habitat for a range of species. (Condition
20)



Any boundary treatment should be designed to promote permeability of the site to
minimise fragmentation and allow free movement of wildlife throughout the site, for
example by strengthening/enhancing the existing boundary vegetation, planting up a
series of new hedgerows and/or installing post and rail fences. These measures will
strengthen habitat connectivity and provide additional foraging habitat, cover and
nesting opportunities. If close boarded fences are required for security reasons these
should be minimised and raised slightly off the ground (c. 150-200 mm) to allow
animals to pass underneath. (condition 24)



The site could be further enhanced by providing roosting and nesting opportunities for
bats and birds by installing a series of bat and bird boxes. Any boxes installed will be
positioned in accordance with good practice. (condition 33).



Any new lighting to be introduced should be designed to minimise light spillage and
pollution and not directed onto any bird/bat boxes installed. (condition 39)

15.29 DLP Policy G1 part D seeks that proposals incorporate appropriate elements of Green
infrastructure such as street trees, green and brown roofs. The proposed building would have
flat roofs and the intention is to provide brown roofs at various levels. This approach is
supported but would also recommend that these are biodiverse living or brown roofs wherever
possible. A biodiverse living roof design is an opportunity to compensate for any loss of existing
brownfield habitats on the ground proposed to be removed. Further details regarding the design
and construction of the green / brown roofs will need to be secured by condition (condition 20)

15.30 The proposals include a series of measures to promote biodiversity, including bat boxed, bird
boxes, beetle and bug hotels and log piles, which are all welcomed. This has been secured by
condition 33.
15.31 Draft London Plan Policy G6 part D seeks that proposals manage impacts on biodiversity and
aim to secure net biodiversity gain. The landscaping proposes a high level of biodiversity and
the proposed development would aim to secure net biodiversity gain. A condition has been
applied requiring details of the net biodiversity to be submitted to the Council to demonstrate
this has been achieved (condition 33)
15.32 Urban Greening Factor
15.33 Draft London Plan Policy G5 (urban greening) requires proposals within boroughs to develop
an Urban Greening Factor (UGF) to identify the appropriate amount of urban greening required
within developments. For residential development this is an Urban Greening Factor of 0.4.
15.34 Urban greening covers a wide range of options including, but not limited to, street trees, green /
brown roofs, green walls, and rain gardens. It can provide a range of benefits including amenity
space, enhanced biodiversity, addressing the urban heat island effect, sustainable drainage
and amenity – the latter being especially important in the most densely developed parts of the
city where traditional green space is limited.
15.35 While the scheme incorporates a range of brown roofs, flower rich perennial planting, hedges,
green amenity spaces and permeable paving, the UGF has not been established at this stage.
Therefore, to meet the requirements of the draft London Plan Policy G5 a pre commencement
and prior to first occupation condition (condition 35) are recommended that details are provided
to show how proposal would achieve an urban greening factor of 0.4 and that evidence is
provided to demonstrate to illustrate the development has achieved an urban greening factor of
0.4 or more.
15.36 Subject to securing the above mitigation, in respect of ecological impact the proposal is
considered to accord with LLP Policies Q9, Q10 and EN1 and DLP Policies G1, G5 and G6.
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Transport

16.1 Policies T3, T6, T7 and T8 of the Local Plan seek to ensure that proposals for development
have a limited impact on the performance and safety of the highway network and that sufficient
and appropriate car parking and cycle storage is provided whilst meeting objectives to
encourage sustainable transport and to reduce dependence on the private car. If development
would have an unacceptable transport impact, it should be refused in the absence of mitigation
measures to make the development acceptable.
16.2 Site context
16.3 The site is not within a CPZ and has a PTAL rating of 3, indicating a moderate level of access
to public transport. The site is located approximately 700m west of Gipsy Hill National Rail
Station and approximately 1.5 km west of Crystal Palace Rail Station. The closest bus stops
are located approximately 70m and 80m from the site providing services to Crystal Palace,
Clapham Common, West Croydon, Brixton, Sydenham, Tulse Hill, Vauxhall, Victoria and the
West End.
16.4 Sustainable travel

16.5 LLP Policy T1 states that Lambeth will promote a sustainable pattern of development in the
borough, minimising the need to travel and reducing dependence on the private car.
16.6 No vehicular access is proposed into the site as part of the application. Pedestrian access is
proposed from Roman Rise.
16.7 Cycle Parking
16.8 LLP and DRLLP Policy T3 requires development to provide cycle parking in accordance with
London Plan Requirements. A total of fifty eight (58) cycle parking spaces would be provided
for residents and two (2) cycle parking spaces for visitors in line with the minimum standards
set out in the DLP Policy T5 and Table 10.2. Of the 60 cycle parking spaces proposed, 52
spaces are in a communal cycle store accessed from Roman Rise with double tier cycle racks
and Sheffield stands providing cycle parking for residents on the upper floors. Two spaces are
provided within a private cycle store for each of the ground floor units which is accessed
directly from the patio area of the properties. The patio areas are accessible directly to the
footpaths of Roman Rise (Plot 0.03) and Oakwood Drive (Plots 0.01 and 0.02).
16.9 The development proposals also include the provision of a Sheffield stand adjacent to the main
entrance off Roman Rise to provide two visitor cycle spaces.
16.10 The provision of cycle parking for residents would meet standards set out in draft London Plan
and would seek to encourage the use of sustainable transport at the development. Subject to
conditions 45 it is considered the proposal would be in accordance with LLP Policy T3 and DLP
Policy T5
16.11 Car parking
16.12 The site is located outside of a Controlled Parking Zone (CPZ) and the proposed development
proposes no off-street parking. Mindful of the local public transport links/provision and the need
to reduce dependence on private car use in line with LLP Policy T7, a s106 obligation removing
the proposed development’s eligibility to obtain residential parking permits for any future CPZ
implemented.
16.13 Further information was submitted on 19th August 2020, in the form of Parking Survey (carried
out on the 11th and 12th August 2020) together with further explanation regarding the parking
arrangements and likely impacts of the proposal. This submission sought to show that the
impact of the proposal upon parking was not significant. The specific points made were as
follows:


As part of HFL “key guarantees” - the future residents from the Central Hill Estate
would still be allowed to retain the right to park on the Central Hill Estate and it is
intended that the future residents of Roman Rise as relocated residents from the
Central Hill Estate, would still park on the existing Central Hill Estate.



The applicant stated that the proposed development is unlikely to generate new
residents moving into the area and subsequently new vehicle movements, as the
residents who will be moving in already live on the Central Hill Estate.



The parking survey did not fully meet the requirements of the appropriate Council
methodology, in that it was not carried out during school term time, and was not
centred on the development site. The results survey indicate that there are circa 160

empty parking spaces in the survey area which shows there is sufficient capacity to
park in the Estate.
16.14 The site, Central Hill Estate and surrounding area is not within a CPZ and therefore has no
permit-controlled parking. While the proposal is designed as car-free, and permits would not be
available to occupiers for any future CPZ implemented, that designation is not currently
enforceable and control over the parking of residents of the proposal is not possible. Residents
are anticipated to relocate from the wider housing estate to the proposed development and
would retain the ability to park within the estate. This would minimise any potential impact on
local on-street parking provision.
16.15 While it is part of the Central Hill Estate, 2 Roman Rise has been put forward as a stand-alone
proposal. As a consequence, while future estate regeneration is anticipated, with a masterplan
anticipated in 2021, the current application must be judged on its own merits. As the proposals
could add to parking demand aS106 contribution of £67,500 towards the design, consultation
and implementation of a future CPZ will assist in addressing the issue of parking pressure in
the future should that be necessary.
16.16 The conversion of three on-street parking spaces along the Roman Rise site frontage to
disabled persons bays to meet the requirements of the draft new London Plan is unlikely to
have an adverse impact on existing resident parking amenity in the local area.
16.17 Proposed mitigation
16.18 The following proposed mitigation would help to alleviate any increase in parking pressure in
the future:




A contribution of £2,500 per unit (£77,500) towards the design, consultation and
implementation of a future CPZ in the area;
3 year funding for all residents to access a car club;
Resident would not be eligible for car parking permits in any future CPZ.

16.19 Blue badge parking
16.20 DLP Policy T6.1(g) states that disabled persons parking should be provided for new residential
developments. The proposed development would provide three disabled parking bays. A
£30,000 financial contribution towards the provision of the disabled parking bays would be
secured by a s106 agreement.
16.21 Car Club
16.22 LLP Policy T7 states that Car Clubs are required, where appropriate, preferably on-street to
facilitate ease of public use. Policy T7(a) also confirms that Car Clubs and pool car schemes
will also be promoted as an alternative to car parking and individual car ownership. For the
proposed development, provision of Car Club membership would be required for all residents
(one membership per residential unit) from first occupation of the development. This would be
secured by s106 Agreement.
16.23 Servicing and Waste and Recycling
16.24 Deliveries and servicing will take place from Roman Rise and Oakwood Drive, which is typical
for other dwellings in the area.

16.25 A delivery and servicing plan has been submitted and considered acceptable by the Council’s
transport Officers. Delivery vehicles would stop on Roman Rise in line with Lambeth’s loading
rules and would be in the same arrangement as for existing houses along Roman Rise.
16.26 Waste and Recycling
16.27 The development proposes a main bin store to be located adjacent to Roman Rise with the
existing crossover along the site frontage of Roman Rise providing dropped kerb access for
refuse collection. To accord with the LBL Waste and Recycling and Collection Requirements a
dropped kerb would be required to allow the proposed bin store to be within a maximum drag
distance of 10m for the transport of Eurobins.
16.28 The Council’s waste contractor Veolia has reviewed the proposal and raised no objection and
the Councils Transport officer has considered the drop kerb to be acceptable This would
through a s278 secured through a s106 agreement.
16.29 The proposal would provide a refuse and recycling store located to the front of the development
adjacent to Roman Rise. In terms of capacity provision has been made for 2 x 1100L bins for
recyclables and 3 x 1100L bins for general waste of the upper floor units. In addition private
waste storage is provided for the three ground floor units. These arrangements are in
accordance with the Council’s waste and recycling storage and collection requirements (2013).
The stores would be located within 30m of the recommended travel distance from the resident’s
properties.
16.30 Full details of the refuse and recycling strategy and store would be secured by condition
(Condition 23). A further condition (Condition 44) is recommended that details of a refuse and
recycling strategy are submitted.
16.31 Network impacts
16.32 The applicant has submitted an outline Construction Logistics Plan (CLP) which provides
details about the construction logistics/methods. Construction related traffic will enter the site
from Oakwood Drive via Roman Rise and enter the site once an access has been
implemented. It is possible that temporary suspensions of parking areas around the existing
residential blocks at Central Hill Estate and on Roman Rise between the A214 and Oakwood
Drive would be required to facilitate loading / unloading requirements and turning for large
vehicles, however this cannot be confirmed until a contractor has been appointed and the
required site compounds considered. Any displaced parking would therefore need to be
mitigated and suitable alternative arrangements set in place to minimise disruption to local
residents. It is anticipated that temporary parking areas could be introduced throughout the
construction phase.
16.33 The outline CMP also includes measures to control dust and noise and makes a commitment to
considerate behaviour and would put in place process through which local residents can
contact the contractor/developer to report any problems.
16.34 The Council’s highway officer has reviewed the outline CLP and are satisfied with the proposal
subject to details regarding the notification of neighbours. Given further details are still to be
worked up and the close proximity to surrounding residential properties a final Construction
logistics Plan would be required to be submitted, prior to the start of any works. This would be
secured by condition (condition 4). An informative (informative 4) is recommended inform them

of the necessity to consult the Highway Team in order to obtain necessary prior approval for
undertaking any works within the public highway or involving road closures.
16.35 The applicant will also need to enter into a s278 agreement with regards to works that would
affect the highway including reinstatement works and improve the footway adjacent to the
development. This is secured by s106.
16.36 Mitigation
16.37 As discussed above, the proposed development is considered acceptable with regard to
transport and highway impacts subject to the following measures that would mitigate any
transport impacts of the proposal:











Car parking permit free designation for the residential units (s106 planning obligation)
3 year car club membership for each dwelling (Planning obligation)
Financial contribution of £30,000 towards provision of 3 x blue badge car parking
spaces (s106 planning obligation)
Enter into a s278 agreement for highways works (s106 planning obligation)
Financial contribution of £77,500 towards a future CPZ (s106 planning obligation)
Final construction management/logistics plan (Condition 4)
Details of cycle parking (Condition 45)
Details of refuse and recycling (Conditions 22 and 44)
Submission of a waste and refuse recycling strategy (Condition 44)
Air quality and dust management plan (Condition 5)

16.38 Transport Conclusion
16.39 The proposal is considered to be acceptable in terms of highways impacts, servicing and
parking. The proposed mitigation measures, including the contribution towards a future CPZ,
are accepted as an adequate and proportionate response to the possible parking pressures
which may manifest prior to the comprehensive redevelopment of the Central Hill Estate. The
proposal is considered to meet London Plan Policy T4 and DRLLP Policies T7, T8, Q13 and
servicing Annex 10 contribution to future CPZ.
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Sustainable Design and Construction

17.1 The NPPF states that proposed developments should promote the use of renewable energy
where technology is viable, economic and where the social impacts can be addressed
satisfactorily. From 1 October 2017, LLP Policy 5.2 and DLP Policy SI 2 requires major
residential developments to achieve zero carbon status through a combination of on-site
measures (35%) and cash-in lieu contributions to a ring-fenced carbon off-set fund (65%).
17.2 LLP Policy 5.3 of the LP states that development proposals should demonstrate that
sustainable design standards are integral to the proposal and should meet the minimum
standards set out in the Mayor’s ‘Sustainable Design and Construction’ SPG (2006).
17.3 Policy 5.2 of the LP and Policy SI 2 of the DLP states that development proposals should make
the fullest contribution to minimising carbon dioxide emissions in accordance with the Mayor’s
energy hierarchy, namely; using less energy, supplying energy efficiently and using renewable
energy. The London Plan requires that all major developments meet specific targets for carbon
dioxide emissions reduction in buildings. These targets are expressed as minimum

improvements over the Target Emission Rate (TER) as set within Part L of the Building
Regulations (2013).
17.4 LLP Policy EN4 requires all development to meet high standards of sustainable design and
construction feasibility, having regard to the scale, nature and form of the development
proposal. Proposals should demonstrate in a supporting statement that these standards are
integral to the design, construction and operation of the development.
17.5 An Energy and Sustainability Statement along with an Overheating assessment has been
submitted as part of the proposal and reviewed by the council’s consultants (Bioregional) and
raised no objection subject to conditions and financial contribution secured via s106.
17.6 Decentralised Energy
17.7 There are no existing heat networks in the vicinity of the proposed development. The site is
3km from the nearest proposed heat network, and the applicant has also provided robust
justification why a site-wide heating system is not viable for the site.
17.8 Minimising Carbon Dioxide Emissions
17.9 The applicant has provided an Energy Statement compliant with the Draft London Plan and
Lambeth Local Plan Policies. For the Be Lean stage, the residential units achieve a carbon
emissions reduction of 15.2% beyond the Part L 2013 baseline. There are no Be Clean
measures proposed.
17.10 For Be Green, PV panels and ASHPs are proposed for the dwelling. The measures result in a
final carbon emissions reduction of 73.9% over the Part L 2013 baseline, exceeding the
minimum 35% site target. The remaining regulated carbon dioxide emissions would be off set
with a payment of £27,360 to reduce the emissions to an equivalent of zero. This may need to
be re-calculated when the final carbon emissions reduction is confirmed. This would be secured
by s106. The following conditions are also suggested:
 Submission of energy statement and SAP 10.1 spreadsheets
 Submission of block compliance worksheet
 Further details of PV arrays.
17.11 Subject to these conditions and securing the financial contributions the proposal would comply
with LLP Policy 5.2 and DLP Policy SI2.
17.12 The applicant has demonstrated that site-wide improved energy efficiency measures result in
an improvement against the Part L 2013 Baseline for the Be Lean stage of 11.9% (confirmed in
email dated 18/05/2020).
17.13 A condition (condition 14) is recommended a final Energy Statement is submitted to confirm the
carbon emissions reductions achieved at each stage of the Energy Hierarchy. This would be
prior to commencement of development and at prior to first occupation to validate the carbon
reduction at the as built stage. The financial contribution of £ £27,360 with the actual amount to
be determined following final emissions carbon reduction being confirmed to be secured via a
s106. Subject to these conditions and securing the financial contributions the proposal would
comply with LLP Policy 5.2 and DLP Policy SI2.
17.14 Sustainable design and construction

17.15 The applicant has provided an Energy Statement and a Sustainability Statement establishes
the baseline of the energy demands and associated CO2 emissions and demonstrates how the
the London Plan Energy Hierarchy approach of Be Lean, Be Clean and Be Green has been
followed to enable the maximum viable reductions in Regulated and Total CO2 emissions to be
achieved.
17.16 The application demonstrates that The proposals are compliant with LLP Policy EN4 and DLP
Policy SI2. with regards to sustainable design and construction
17.17 Overheating
17.18 The overheating analysis was undertaken using the London Heathrow weather file and the
results for the testing for DSY1, DSY2 and DSY3 scenarios have been provided (and therefore
CIBSE TM49 has been considered), which consider the urban heat island effect.
17.19 The Dynamic Overheating Assessment confirm that the proposed development incorporates:






A glazing g-value of 0.37 to flats in the south-west block whilst a g-value of 0.45 to all
other flats on the site.
Shading to a significant proportion of the windows from the presence of balconies.
The balconies will provide solar shading during the summer months when the sun is
high in the sky, but allow the beneficial winter solar gains when the sun is lower in the
sky;
Openable windows to allow for purging of internal heat.
High performance MVHR systems to all dwellings to assist in background ventilation.

17.20 The Dynamic Overheating Assessment confirms that the design layout and structure impacts
on overheating have been considered with opportunities of local shading from adjacent
buildings. The planting of trees in front of the south-west block may contribute to the reduction
of the urban heat island effects.
17.21 The Dynamic Overheating Assessment confirms that the strategy detailed above follows the
cooling hierarchy openable windows as the primary means of ventilation, with a background
mechanical ventilation system.
17.22 The Dynamic Overheating Assessment confirms that sample typologies demonstrate an
acceptable level of overheating based on the CIBSE TM59:2017 criteria. The Overheating
Assessment has confirmed compliance for all dwellings in the development.
18.20

The Dynamic Overheating Assessment confirms that all sample typologies fail the DSY2 and
DSY3 extreme weather conditions and the following adaptations measures are proposed:



High reflectance internal blinds or block-out curtains
Ceiling fans

17.23 A Dynamic Overheating Assessment has been provided confirming the use of the cooling
hierarchy. A sample of dwelling typologies confirmed to pass assessment against TM59
criteria. Whilst all typologies assessed are at risk from overheating from extreme weather
conditions, mitigating measures have been considered. However, a full assessment of all
dwellings has not been provided. As a consequence a condition (condition 26) to ensure that
the residential units pass the overheating criteria in the SAP assessment is recommended.
17.24 The applicant has confirmed that water efficient fixtures and fittings will be installed, and the
water efficiency calculator provided shows a total of 104.9 litres/person/day. To ensure that this

is achieved at the As-Built stage, a condition (condition 18) details confirming this are
submitted.
17.25 The applicant has confirmed that water saving, and water metering measures are proposed,
demonstrating compliance with DLP Policy SI5. To ensure that this is achieved a condition
(condition 35) that details confirming this are submitted.
17.26 As indicated above in order to demonstrate adherence to Draft London Plan Policy G5, a
condition is suggest to ensure the development achieves the Urban Greening Factor (UGF) of
0.4.
17.27 Details of a brown roof can be secured by condition (condition 21). In order to demonstrate
compliance with LLP Policy EN4.
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Other Environmental Matters

18.1 Flood Risk
18.2 LLP Policy EN5 states that flooding in the borough will be minimised through applying a
sequential, risk-based approach to the location of development to avoid flood risk to people and
property. For all developments, it must be demonstrated that development will be safe, and
where required it will reduce fluvial, tidal, surface run-off and groundwater floor risk through
using appropriate flood risk measures, including the use of sustainable drainage systems.
18.3 The applicant has concluded the site to be at low risk of flooding from surface water based on
Environment Agency mapping, the Council’s Local Lead Flooding Authority (LLFA) officer
concurs with this assessment, and has no concerns with the principle of the proposal.
18.4 Sustainable Urban Drainage Systems
18.5 LLP Policy EN6 states that development proposals should ensure that the layout and design
does not have a detrimental impact on floodwater flow routes across the site, and incorporate a
Sustainable Urban Drainage (SuDS) system to demonstrate that there will be a decrease in the
volume and rate of run-off leaving the site.
18.6 A drainage strategy and indicative drainage plan has been submitted, which has been reviewed
by the Council’s Local Lead Flooding Authority (LLFA) officer and is considered an acceptable
approach. The proposal is to discharge the site’s surface water at a controlled rate, with a peak
rate of 2l/s.
18.7 The LLFA has recommended conditions to secure a detailed design for the surface water
drainage system and associated pipework (condition 11) and a management and maintenance
plan (condition 12).
18.8 Subject to conditions the proposal would accord with LLP Policies EN5 and EN6 and
Government ministerial statement HCWS161 (ensure arrangements in place for ongoing
maintenance).
18.9 Air Quality
18.10 The proposed development is a major development located within a borough-wide Air Quality
Management Area (AQMA). DLP Policy SI 1 states that development proposals should be at
least ‘air quality neutral’ and not lead to further deterioration of existing poor quality.

18.11 The application was accompanied by an Air Quality Assessment (AQA) which has been
reviewed by the Council’s Sustainability (Air Quality).
18.12 Construction Impacts
18.13 The overall dust risk of the site is low. It is recommended that a full Air Quality and Dust
Management Plan (AQDMP) is secured by condition. The AQDMP should be submitted for
approval prior to the commencement of works. This is to manage and mitigate the impact of the
development on the air quality and dust emissions in the area and London as a whole. This will
be secured by condition (condition 5) and include mitigation measures for low risk sites listed in
Appendix 7 of the Control of Dust and Emissions SPG should be included in the AQDMP.
18.14 Air Quality Neutral Assessment
An Air Quality Neutral Assessment has been completed as part of the Air Quality Assessment
(AQA) submitted to support the application (Section 6 of the AQA). Traffic emissions have been
calculated within the submitted assessment. ASHP (Air Source Heat Pumps) are proposed to
be fitted which is 100% electric and therefore zero NOx and PM10 emissions result. As such,
no further assessment is required of the Air Quality Neutrality Assessment and as a condition
requirement the development to be built out in accordance with approved plans will ensure this
is secured (condition 2).
18.15 NRMM Low Emission Zone
18.16 From 1st September 2020 the NRMM emissions standards will apply to all sites in Greater
London. It is therefore requested that Lambeth standard NRMM condition (condition x) is added
to the planning permission if granted.
18.17 Based on the information available, and taking into account the requirements proposed by
condition the proposed development is very unlikely to raise any significant adverse impacts
upon the health and/or quality of life of any existing neighbours, as a result of any anticipated
changes to air quality.
18.18 Subject to condition 7 indicated above the proposal would accord with DLP Policy SI 1.
18.19 Land Contamination
18.20 Policy EN4 requires adequate remedial treatment of any contaminated land. A condition
(condition 8) is recommended that if during development any contamination not previously
identified is found to be present then no further work shall be carried out until a remediation
strategy to ensure any identified contamination. The proposals would accord with LLP and
DRLLP Policy EN4.
18.21 Archaeology
18.22 An Archaeological Desk-Based Assessment was prepared by RPS Group in support of the
application. Historic England (Archaeology) were consulted on the proposals and reviewed the
report along with information held in the Greater London Historic Environment Record. They
raised no objections to the proposal and confirmed that no further assessment is necessary
and the application will therefore comply with LLP and DRLLP Policy Q23

18.23 Fire Strategy
18.24 DLP Policy D3 (Inclusive design) requires proposals to set out how access and inclusion will be
maintained and managed, including fire evacuation procedures. DLP Policy D12 (Fire safety)
states that all development proposals must achieve the highest standards of fire safety. Whilst
fire safety is currently dealt with under Building Control legislation, the Planning process acts as
a ‘gateway’ to the consideration of the issue and we seek to ensure that appropriate
consideration has been given.
18.25 The Council’s Building Control officer has reviewed the submitted fire strategy and access and
consider the approach to be reasonable and achievable. That the proposal would be subject to
a final assessment of compliance would be completed when the Building Regulations
application is submitted to the nominated Building Control body. This would entail the
submission of the final version fire strategy and any amended plans and specifications.
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Employment and Training

19.1 Policy ED14 of the Lambeth Local Plan states that planning obligations should be used to
secure employment opportunities and apprenticeships arising from major developments, so
that local residents are given access to the right skills training so that they can take advantage
of opportunities created by new development.
19.2 The SPD on Employment and Skills (2018) sets out a ‘headline’ target of 25% of jobs
generated by developments as being for local residents. The SPD envisages that an applicant
will be asked to work towards delivery of that target through the carrying out of an approved
employment and skills plan, which would be designed so as to include the intended target
numbers and types of job opportunities. The SPD envisages an element of flexibility in how an
applicant may agree to work towards delivery of employment and skills obligations, for example
as regards the target mix of jobs, apprenticeships and/or bespoke employment training and
support arrangements. The employment and skills plan should also set out how an applicant
will aim to deliver young people’s training and careers initiatives.
19.3 Given the nature of the proposed development, it is proposed in this case that employment and
skills obligations are sought in respect of the construction phase only. This would be secured
by s106 agreement.
19.4 As part of a section 106 agreement, the Council will require the applicant to commit to the
completion of a construction phase employment and skills plan and the delivery of the
obligations contained in that plan. In addition, a financial contribution will also be required
towards the cost of vocational training and employment support, which is calculated on the
basis of £6,500 for every 10 residential units provided. This contribution has been calculated to
be £19,500 and will be secured via s106 agreement.
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Planning Obligations and CIL

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

reasonably related in kind and in scale to the development. They are therefore compliant with
the requirements of Regulation 122 of the Community Infrastructure Levy Regulations 2010.
20.3

The Council is the freehold owner of the site. HfL currently has no interest in the land. HfL do
not intend to take a lease or any other interest in the site until after the grant of planning
permission.

20.4 An agreement under section 106 of the Town and Country Planning Act 1990 can only be
entered into with a party which has a legal interest in the land to be bound.
20.5 Accordingly, HfL will not be able to enter into the proposed section 106 agreement until after
the grant of planning permission.
20.6 If the site was currently owned by a third party, that party could enter into the section 106
agreement and because the planning obligations run with the land HfL would be bound by the
planning obligations when they acquired an interest.
20.7 It is not possible to take that approach with this development because the Council itself owns
the land. The Council as landowner cannot enter into an agreement with itself as local planning
authority.
20.8 It is therefore recommended that planning permission be issued before a section 106
agreement is entered into and a condition is added to the planning permission preventing the
commencement of the development on any part of the site until such a section 106 of the Town
& Country Planning Act 1990 has been entered into in a form satisfactory to the Council. The
proposed condition, (condition 46) imposes this requirement and sets out the heads of terms of
the Section 106 agreement.
20.9 This type of condition is known as a Grampian condition. It can only be used in exceptional
circumstances. Officers have had regard to the National Planning Practice Guidance, in
particular the part of the guidance which advises that the decision maker should be satisfied
that in the absence of such a condition the delivery of the development would otherwise be at
serious risk.
20.10 Heads of Terms

Item
Reprovision of
hostel use

Details


An obligation requiring:

Affordable housing
– on-site provision



Within three months of the date of this permission, there shall be
submitted to the LPA for their approval a detailed scheme for the
reprovision of accommodation that is to be made available as
temporary housing for 7 homeless households, such
accommodation to be located at a single location within Lambeth
and to be of at least equivalent floorspace to, and of equivalent or
better standard of accommodation than, the existing hostel on the
site. No demolition of the existing hostel building on the site shall
commence until the said accommodation has been provided and
made ready for occupation pursuant to the approved scheme and
the said accommodation shall thereafter be retained in perpetuity
development hereby permitted at either the location in the approved
scheme or at such other location as may be agreed in writing with
the LPA.
Securing 31 units of affordable housing with the following mix:

Trees,
Landscaping and
communal space



I.

22 x low cost rent units at target rents in line with the
Council’s Tenancy Strategy
II.
9 x London Shared Ownership units – with AMR
affordability thresholds secured
A financial contribution of £TBC towards off-site tree planting; their
planting, materials, watering and their maintenance for five years.



A final landscape management and maintenance plan is submitted
and secured in perpetuity.



Secure access to the communal areas of Roman Rise and Romany
Prospect in perpetuity for both future Roman Rise and Central Hill
Estate and existing Central Hill estate occupiers



The site owners are to provide, maintain and afford access from the
Central Hill Estate to the proposed garden area of the retained
estate amenity space (344 sqm) at 2 Roman Rise and vice versa
via the proposed gate between the site and the land at Romany
Prospect. The site owners agree to enter into any further
agreements that maybe required to keep open the gate link
between the Site (2 Roman Rise) and the Central Hill Estate prior to
the commencement of development and retain in perpetuity.

Estate Amenity
Lane
Improvements at
Romany Prospect

Transport



Submission of an application for full planning submission for the
wider estate amenity land improvements within three months of
commencement of work on site.
-

Improvements to not less than 600sqm as identified in the
submitted location plan

-

Reference to the submitted indicative ‘Enhancement of Romany
Prospect Gardens’ document prepared by Outerspace, dated
14 September 2020

-

Requirement for the improvements to be completed prior to the
occupation of the proposal

-

A landscape management and maintenance plan is submitted
and secured in perpetuity.



Car parking permit free designation for the residential units



3 year car club membership for each dwelling



Financial contribution of £30,000 towards provision of 3 x blue
badge car parking spaces



Enter into a s278 agreement for highways works agreement with
regards to works that will affect the highway including reinstatement
works



Financial contribution of £67,500 towards the implementation of a
CPZ based on £2,500 x 27 (total number of units (31) less four).

Employment and
Skills

Carbon Offset

Other



Employment and skills financial contribution of £19,500 to be used
towards vocational training and employment support



Employment and Skills Plan shall be submitted for the construction
phase and for the end-use phase of the development. A range of
potential outcomes for both construction and end use phases will
be expected and agreed within the Employment and Skills plans.
These will include, but not be limited to:
-

On the basis of the development consisting of 31 Residential
homes – there would be an obligation 3 apprenticeship starts (3
Lambeth residents embarking on an Apprenticeship; can be
from construction or end use phase or a combination of the
two).

-

A detailed programme of events and activities engaging school
and college students.

-

A minimum of 25% of all jobs created by the development for
local residents.

-

The requirement for all jobs to be made available to Lambeth
residents by means of advertising them on the Opportunity
Lambeth portal apprenticeships for local people; development
of customised pre-employment routeways

-

Reasonable endeavours also include provision for the delivery
of bespoke training to provide Lambeth residents with the skills
to access the jobs that are being created.



Securing a carbon offset contribution of approximately of £27,360
with the actual amount to be determined following final emissions
carbon reduction being confirmed.



Monitoring fee of up to 5% of total financial obligations.



Considerate Constructors Scheme

20.11 If the application is approved and the development is implemented, a liability to pay the
Lambeth Community Infrastructure Levy (CIL) will arise.
20.12 Expenditure of the majority of a future CIL receipt will be applied towards Borough
infrastructure needs in accordance with the applicable policies and procedures relating to
expenditure decisions.
20.13 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.
21

CONCLUSION

21.1 The existing hostel use for the temporary accommodation of homeless households has been
demonstrated as being reprovided elsewhere in the borough to equal or better standards and
the loss of the existing use on site is therefore acceptable in line with LLP Policies H8 and H9
and DRLLP Policies H8 and H9.

21.2 The loss of estate amenity land is acceptable owing to the improvements proposed on site and
off site, which demonstrate to the satisfaction of officers that the proposals are compliant with
LLP and DRLLP Policy EN1.
21.3 The proposed residential use is supported in this location. The provision of affordable housing
exceeds the policy requirements as it provides 100% affordable housing at a tenure split of
71% social rent and 29% intermediate shared ownership by unit and 75% social rent and 25%
intermediate shared ownership by habitable room. This overprovides the policy target for social
rent. The housing and affordable housing proposals are supported in line with Policy H1 and H2
of the LLP and DRLLP.
21.4 The bulk, scale and massing of the proposed development is considered acceptable and while
taller than existing surrounding building, is not considered excessive. The proposed
development would not result in harm to any heritage assets.
21.5 The proposed development would provide acceptable standards of residential accommodation,
it would meet relevant internal residential space standards and the quantum and quality of
private and communal amenity space proposed is considered acceptable. The proposed
dwellings would have good levels of daylight/sunlight, privacy and outlook. It is considered that
the proposal would not impact unacceptably on the amenity of neighbouring properties.
21.6 The development would not impact unacceptably upon the function and safety of the highway
network (both pedestrian and vehicular). A contribution of £67,500 towards the design,
consultation and implementation of a future CPZ would be secured.
21.7 The development would meet technical requirements with respect to cycle parking,
sustainability, flood risk mitigation, waste and recycling, water infrastructure and land
contamination considerations. Ecological and biodiversity considerations have also been
addressed and are supported.
21.8 Sufficient commitment is made to sustainable design and construction, reducing carbon
emissions and the use of renewable energy technologies. The development would be suitably
mitigated in terms of its impact upon local infrastructure.
21.9 The development would be subject to a range of planning obligations that would reasonably
mitigate the otherwise unacceptable impacts of the development. The package of section 106
contributions have been negotiated having full regard to the nature of the development, to the
normal expectations conferred upon developers by the various planning policy documents, and
to the statutory tests for section 106 obligations set out in the Community Infrastructure Levy
Regulations 2010.
21.10 Officers consider that the proposed development would be in compliance with the development
plan for the borough and there are no material considerations of sufficient weight that would
dictate that the application should otherwise be refused. Officers are therefore recommending
approval of the proposed development, subject to conditions and completion of a Section 106
Agreement.
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EQUALITY DUTY AND HUMAN RIGHTS

23.1
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).
23.2
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.
23.3
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.
The was following a recommendation of the Ownership and Stewardship Cabinet Advisory Panel and
the HFL Board.
As part of bringing forward the HfL Business Plan 2020-23, which was considered and approved by
the Leader of the Council on 30 March 2020, the Lambeth’s Estate Rebuilding Programme Equalities
Impact Assessment Report (January 2020) (EQIA) was produced. This assessed the proposed
Lambeth estate rebuilding programme through Homes for Lambeth and how it will fulfil the three aims
of the Public Sector Equality Duty under the Equality Act 2010. Roman Rise was specifically identified
in the Business Plan, which is considered in the EQIA supporting it. Leading from this, Homes for
Lambeth operate with ‘Key Guarantees’ for its existing tenants, which to ensure a fair deal.
23 RECOMMENDATION
23.1 Resolve to grant conditional planning permission .
23.2 Agree to delegate authority to the Director of Planning, Transport and Sustainability to:

1. Resolve to grant conditional planning permission including to a Grampian condition
requiring the completion of an agreement under Section 106 of the Town and Country
Planning Act 1990 (as amended) containing the planning obligations listed in this
report and any direction as may be received following further referral to the Mayor of
London.
2. Agree to delegate authority to the Director of Planning, Transport and Sustainability to:
a. Finalise the recommended conditions as set out in this report, addendums
and/or PAC minutes.
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Director of Planning, Transport
and Sustainability, 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.

APPENDICES

Appendix 1:Draft Decision Notice
Your Ref:
Our Ref: 20/01480/FUL

Homes for Lambeth
c/o Ben Thomas
Savills
33 Margaret Street
London
W1G 0JD

1st October 2020

DRAFT DECISION NOTICE
Dear Homes for Lambeth

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: 20/01480FUL

Date of Application: 24.04.2020 Date of Decision:

Proposed Development At: 2 Roman Rise, London, SE19 1JG
For: Redevelopment of the site comprising of the demolition of the existing buildings and erection of a
part 5, part 7 storey building to provide 31 affordable residential units (Use Class C3), together with
associated landscaping works.
Approved Plans
ROM-BPTW-ZZ-ZZ-DR-A-0101 Rev C01; ROM-BPTW-ZZ-00-DR-A-0102 Rev C03; ROM-BPTW-ZZZZ-DR-A-0103 Rev C01; ROM-BPTW-01-00-DR-A-1000 Rev C03; ROM-BPTW-01-02-DR-A-1002
Rev C02; ROM-BPTW-01-05-DR-A-1005 Rev C02; ROM-BPTW-01-06-DR-A-1006 Rev C02; ROMBPTW-01-07-DR-A-1007 Rev C02; ROM-BPTW-01-ZZ-DR-A-2001 Rev C01; ROM-BPTW-01-ZZ-DRA-2002 Rev C02; ROM-BPTW-01-ZZ-DR-A-2003 Rev C01; ROM-BPTW-ZZ-ZZ-DR-A-2201 Rev C01;
ROM-BPTW-ZZ-ZZ-DR-A-2202 Rev C01; ROM-BPTW-ZZ-ZZ-DR-A-2203 Rev C01.
Approved documents

Final list of drawings TBC
List of draft conditions (full wording of draft conditions provided below):

General conditions
1 Time limit
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 In accordance with approved plans
2 Approved plans
The development hereby permitted shall be carried out in complete accordance with the
approved plans and drawings listed in this decision notice, other than where those details
are altered pursuant to the conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3 Amenity land
The development hereby approved, shall provide 344 sqm of Estate amenity land within the
application site.
Reason: For the avoidance of doubt and in the interests of proper planning and ensure
secured for the long term (Policy EN1 of the Lambeth Local Plan 2015).
Environmental: construction related
4 Construction and Environmental Management Plan
The development hereby approved shall not commence until a Construction and
Environmental Management Plan (CEMP) has been submitted to and approved in writing by
the local planning authority. The CEMP shall include details of the following relevant
measures:
I.

The notification of neighbours with regard to specific works;

II.

Advance notification of road closures;

III.

Site working hours and a named person for residents to contact;

IV.

Detailed Site logistics arrangements;

V.

Details regarding parking, deliveries, and storage;

VI.

Details regarding dust and noise mitigation measures to be deployed

VII.

Details of the hours of works and other measures to mitigate the impact of
construction on the amenity of the area and safety of the highway network;

VIII.

Hours of deliveries associated with construction activity should work around the
core school hours at nearby schools

IX.

Details of measures to prevent the deposit of mud and debris on the public highway;
and

X.

Any other measures to mitigate the impact of construction upon the amenity of the
area and the function and safety of the highway network.

XI.

Emergency Response Plan (ERP)

XII.

Community Liaison Strategy (CLS) setting out communication and engagement
procedures with the London Borough of Lambeth, Ward Members, key local
stakeholders and the local community regarding key demolition issues.

The construction shall thereafter be carried out in accordance with the details and measures
approved in the CEMP for the related phase, unless the written consent of the Local
Planning Authority is received for any variation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the
amenities of adjoining occupiers and of the area generally, and to avoid unnecessary hazard
and obstruction to the public highway (Policies EN4 (Sustainable Design and Construction),
EN7 (Sustainable Waste Management) & T8 (Servicing) - Lambeth Local Plan 2015
5 Air Quality and Dust Management Plan
No demolition or development shall commence until full details of the proposed mitigation
measures for impact on air quality and dust emissions, in the form of an Air Quality and Dust
Management Plan (AQDMP), have been submitted to and approved in writing by the local
planning authority. In preparing the AQMDP the applicant should follow the guidance on
mitigation measures for Low Risk sites for construction, earthworks and trackout, or
measures for Medium Risk sites for the demolition phase, set out in Appendix 7 of the
Control of Dust and Emissions during Construction and Demolition SPG 2014. Both ‘highly
recommended’ and ‘desirable’ measures should be included. The AQDMP can form part of
the Construction Environmental Management Plan (CEMP). The AQDMP shall include the
following for each relevant phase of work (demolition, earthworks, construction and
trackout):
o
o

o
o
o
o

o
o

A summary of work to be carried out;
Proposed haul routes, location of site equipment including supply of
water for damping down, source of water, drainage and enclosed areas
to prevent contaminated water leaving the site;
Inventory and timetable of all dust and NOx air pollutant generating
activities;
List of all dust and emission control methods to be employed and how
they relate to the Air Quality (Dust) Risk Assessment;
Details of any fuel stored on-site;
Details of a trained and responsible person on-site for air quality (with
knowledge of pollution monitoring and control methods, and vehicle
emissions);
Summary of monitoring protocols and agreed procedure of notification
to the local authority; and
A log book for action taken in response to incidents or dust-causing
episodes and the mitigation measure taken to remedy any harm caused,
and measures employed to prevent a similar incident reoccurring.

No demolition or development shall commence until all necessary pre-commencement
measures described in the AQDMP have been put in place and set out on site. The
demolition and development shall thereafter be carried out and monitored in accordance
with the details and measures approved in the AQDMP.
Reason: Development must not commence before this condition is discharged to manage
and mitigate the impact of the development on the air quality and dust emissions in the area
and London as a whole, and to avoid irreversible and unacceptable damage to the
environment (London Plan policies 5.3 and 7.14, and the London Plan SPGs for Sustainable
Design and Construction and Control of Dust and Emissions during Construction and
Demolition).
6 PM10 monitoring
Automatic continuous PM10 monitoring should be carried out on site during the demolition
phase. Baseline monitoring should commence at least three months before the
commencement of the demolition phase and continue throughout all construction phases.
Monitors should be used at locations in use by sensitive receptors and construction traffic
for the duration of the development. Details of the equipment to be used and its exact
positioning should be submitted to the Council as part of the Air Quality Dust Management
Plan and approved prior to use. Data should be available for download by the local authority
on request. An annual summary report of continuous monitoring data should be provided to
the council for the duration of the development.

Reason: to manage and mitigate the impact of the development on the air quality and dust
emissions in the area and London as a whole, and to avoid irreversible and unacceptable
damage to the environment (Policies 5.3 and 7.14 of the London Plan (MALP 2016), and the
London Plan SPGs for Sustainable Design and Construction and Control of Dust and
Emissions during Construction and Demolition).
7 NRMM
No demolition or development shall commence until all non-road mobile machinery
(NRMM) to be used on site has been registered at ‘https://nrmm.london/usernrmm/register’ and that all registered NRMM is compliant with the NRMM Low Emission
Zone requirements.
Reason: To ensure that air quality is not adversely affected by the development.
8 Contamination: Previously unidentified
If, during development, contamination not previously identified is found to be present at the
site then no further development (unless otherwise agreed in writing with the Local Planning
Authority) shall be carried out until the developer has submitted, and obtained written
approval from the Local Planning Authority for, a remediation strategy detailing how this
unsuspected contamination shall be dealt with. The remediation strategy shall be
implemented as approved, verified and reported to the satisfaction of the Local Planning
Authority.

Reason: There is always the potential for unexpected contamination to be identified during
development groundworks. We should be consulted should any contamination be identified
that could present an unacceptable risk to controlled waters (the site is located above a
Secondary Aquifer).
9 Piling – ground water contamination
Piling or any other foundation designs using penetrative methods shall not be permitted
other than with the express written consent of the Local Planning Authority, which may be
given for those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to groundwater. The development shall be carried out in accordance with
the approved details.
Reason: The developer should be aware of the potential risks associated with the use of
piling where contamination is an issue. Piling or other penetrative methods of foundation
design on contaminated sites can potentially result in unacceptable risks to underlying
groundwaters. We recommend that where soil contamination is present, a risk assessment
is carried out in accordance with our guidance 'Piling into Contaminated Sites'. We will not
permit piling activities on parts of a site where an unacceptable risk is posed to Controlled
Waters.
10 Piling Method Statement
No piling shall take place until a Piling Method Statement (detailing the depth and type of
piling to be undertaken and the methodology by which such piling will be carried out,
including measures to prevent and minimise the potential for damage to subsurface
sewerage infrastructure, and the programme for the works) has been submitted to and
approved in writing by the local planning authority in consultation with Thames Water. Any
piling must be undertaken in accordance with the terms of the approved piling method
statement."
Reason: The proposed works will be in close proximity to underground sewerage utility
infrastructure. Piling has the potential to significantly impact / cause failure of local
underground sewerage utility infrastructure.
Environmental: Flood risk and drainage
11 SuDs – detailed design
No development shall commence on site until a detailed design for the surface water
drainage system and associated pipework presented in the Flood Risk Assessment &
Drainage Strategy (REPORT REF: 193870-02A, dated: April 2020) has been submitted to and
approved in writing by the Local Planning Authority. The scheme for the surface water
drainage shall be carried out and made available 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 and third parties in accordance with Policy 5.13
of the London Plan (2015) and Policy EN6 of the Lambeth Local Plan (September 2015).

12 SuDs Management and Maintenance Plan
No development shall be brought in to use/occupied until a management and maintenance
plan of the final surface water management system and associated pipework has been
provided for approval by the Local Planning Authority. The plan must consider the
management and maintenance for the lifetime of the development which shall include the
arrangements made to secure the operation of the scheme. The approved plan shall be
implemented in full in accordance with the agreed terms and conditions.
Reason: To ensure there are clear arrangements in place for ongoing maintenance over the
lifetime of the development (Government ministerial statement HCWS161)
13 No infiltration by surface water
Whilst the principles and installation of sustainable drainage schemes are to be encouraged,
no drainage systems for the infiltration of surface water drainage into the ground are
permitted other than with the express written consent of the Local Planning Authority,
which may be given for those parts of the site where it has been demonstrated that there is
no resultant unacceptable risk to controlled waters. The development shall be carried out in
accordance with the approval details and thereafter maintained as such for the lifetime of
the development.
Reason: To protect the underlying groundwater from the risk of pollution. Infiltrating water
has the potential to cause remobilisation of contaminants present in shallow soil/made
ground which could ultimately cause pollution of groundwater.
Sustainability
14 Energy statement
Prior to the commencement of the development hereby permitted, an Energy Statement
(and accompanying GLA SAP 10.1 spreadsheets) shall be submitted to and approved in
writing by the Local Planning Authority which demonstrates the following:
ii) SAP DER, TER worksheets are provided for each residential unit, including a block
compliance worksheet.
The development shall thereafter be constructed in accordance with the approved details.
Reason: in the interests of energy efficiency and to accord with Draft London Plan Policies
SI2 & SI3
15 Carbon emissions savings over part L
Prior to first occupation of the development As Built SAP calculations with a Block
Compliance worksheet as an output of the National Calculation Method should be submitted
to and approved in writing by the Local Planning Authority demonstrating that the dwellings
have achieved a 35% reduction in carbon emissions over that required by Part L of the
Building Regulations 2013, in line with the approved Energy Statement.
Reason: in the interests of energy efficiency and to accord with Draft London Plan Policies
SI2 & SI3
16 Photovoltaics (PV)

Prior to the first occupation of any part of the development, a scheme showing the siting,
size, number and design of the photovoltaic (PV) arrays, including cross sections of the roof
of the building with the equipment in situ, shall be submitted to and approved in writing by
the Local Planning Authority. The development shall thereafter be completed in strict
accordance with the approved details and thereafter retained as such for the lifetime of the
development.
Reason: in the interests of energy efficiency and to accord with Draft London Plan Policies
SI2 & SI3

17 Carbon emissions savings – energy efficiency measures
Prior to the commencement of the development hereby permitted, GLA SAP 10.1
spreadsheets shall be submitted to and approved in writing by the Local Planning Authority.
The spreadsheets must demonstrate the carbon emissions reductions achieved for the
stages of the Energy Hierarchy and the on-site reduction of 10% achieved through energy
efficiency measures (Be Lean). Development to be constructed in accordance with the
approved details and thereafter retained
Reason: in the interests of energy efficiency and to accord with Draft London Plan Policies
SI2 & SI3
18 Water efficiency – pre-commencement
Within three months of work starting on site evidence (internal water calculations) must be
submitted to the Local Planning Authority and approved in writing that the internal water
consumption of the development will not exceed 105 L/person/day in line with The Water
Efficiency Calculator for new dwellings from the Department of Communities and Local
Government.
Prior to first occupation of the building(s) evidence (schedule of fittings and manufacturer's
literature) should be submitted to the Local Planning Authority and approved in writing to
show that the development has been constructed in accordance with the approved internal
water use calculations.
Reason: In order to accord with Lambeth Local Plan Policy EN4, Draft London Plan Policy SI5
19 Water saving measures
Prior to occupation of the dwellings, evidence should be submitted to and approved in
writing by the Local Planning Authority demonstrating that water metering, water saving
and water recycling (where relevant) measures have been installed in the dwellings hereby
approved are operational. These shall be retained for the lifetime of the development.
Reason: In order to accord with Draft London Plan Policy SI5

20 Green / brown roofs
Prior to the first occupation of the development, a detailed specification of the installed
brown roofs shall be submitted to and approved in writing by the Local Planning Authority.
The specification shall include details of the quantity, size, species, position and the

proposed time of planting of all elements of the installed green roof, together with details of
their anticipated routine maintenance and protection. The green and brown roofs shall be
thereafter maintained in accordance with the approved details, as per Lambeth Local Plan
Policy EN4 and Draft London Plan Policy G1.Reason: In order to accord with Lambeth Local
Plan Policy EN4 and Draft London Plan Policy G1.
21Green / brown roof replacement (if required)
If within 5 years of the installation of the green / brown roof any planting forming part of the
green / brown roof shall die, be removed, or become seriously damaged or diseased, then
either this planting shall be replaced in the next planting season with planting of a similar
size and species.
Reason: To safeguard the visual amenities of the area and to ensure that the development
has an acceptable level of sustainability and biodiversity and to mitigate the impact on flood
risk (Policies 5.1, 5.2, 5.3, 5.10 and 5.11 of the London Plan (2016) policies G1, G5 and SI 13
of the Draft London Plan(2019) and Policies EN1, EN4, EN5, EN6, Q2, Q8 and Q9 of the
Lambeth Local Plan (2015)).
Design and crime prevention
22 Schedule and sample of materials
Notwithstanding the details shown on the drawings or supporting information hereby
approved, prior to commencement of the development beyond the superstructure of the
development hereby permitted, samples and a schedule of the materials to be used in the
external elevations, including on site samples of all external brickwork (including pointing,
bonding and special brick detailing) erected on site for inspection, shall be submitted to and
approved in writing by the local planning authority. The development hereby permitted shall
be thereafter built in accordance with the approved details and thereafter reatained as such
for the lifetime of the development.
Reason: To ensure that the external appearance of the building is satisfactory.
23 Detailed drawings
Notwithstanding the details shown on the drawings or supporting information hereby
approved, prior to commencement of the development beyond the superstructure of the
development hereby permitted, drawings showing all external construction detailing of all
the development have been submitted to and approved by the Local Planning Authority .
The drawings shall include details of:










Detailed elevations
Details of windows (including technical details, elevations, reveal depths, plans and
cross sections)
Details of terraces and balconies (including soffits), balustrades and privacy screens
Details of entrances, canopies (canopy arch), front porch enclosure and doors
(including technical details, elevations, surrounds, reveal depths, plans and sections)
Details of roof treatments, cills and parapets
Details of rainwater goods (including locations and fixings)
Details and location of rainwater pipes, flues and vents
Details of any the privacy screen proposed
The property name, number and location



Details of the refuse enclosure and storage

Please note that:
 The refuse store and cycle store doors shall be in steel
 No vents, pipes or extracts other than those approved in writing
 All property numbers shall be permanently displayed – this is not relevant to
planning.
The details set out above shall be provided at 1:10 scale. The development shall not be
carried out otherwise than in accordance with the details and drawings thus approved.
Reason: To ensure that the external appearance of the building is satisfactory
24Boundary treatment
Prior to commencement of above ground works, a scheme for the siting and design of all
boundary treatments shall be submitted to and approved in writing by the local planning
authority. The approved scheme shall be fully implemented before the use hereby permitted
commences and retained for the duration of the development.
Any boundary treatment should be designed to promote permeability of the site to minimise
fragmentation and allow free movement of wildlife throughout the site to strengthen
habitat connectivity and provide additional foraging habitat, cover and nesting
opportunities. If close boarded fences are required for security reasons these should be
minimised and raised slightly off the ground (c. 150-200 mm) to allow animals to pass
underneath.
Reason: In order to ensure high quality landscaping for the boundaries of the site in the
interests of visual amenity (policy Q15 of the Lambeth Local Plan (2015)).
25 Screening of ground floor units
Notwithstanding the details on the drawings and supporting documents hereby approved,
prior to the commencement of above ground works, detailed drawings (at scale 1:20 and
1:100) of the how the ground floor residential units 1 and 2 located within the proposed
Building, and the units on the ground floor of the existing building adjacent to communal
gardens and/or play areas will be screened (incorporates planted screening/raised beds)
shall be submitted to and approved in writing by the Local Planning Authority. The
development shall thereafter be carried out solely in accordance with the details thus
approved.
Reason: To ensure a high quality standard of development to safeguard the character and
appearance of the site and the local area and protect residential amenity of future occupiers
(Policy Q2 of the Lambeth Local Plan (2015)).
26 Overheating
Prior to commencement of the development hereby permitted, evidence should be
submitted to and approved in writing by the Local Planning Authority to confirm that the
residential units pass the overheating criteria in the SAP assessment. The development shall

thereafter be carried out in accordance with the approved details and thereafter retained as
such for the lifetime of the development.
Reason: In order to accord with Lambeth Local Plan Policy EN4, Draft London Plan Policy SI4
27 Wheelchair units
Ground floor units 0.01, 0.02 and 0.03 as shown on drawing ROM‐BPTW‐01‐00‐DR‐A‐1000
Rev C02 shall be constructed to comply with Part M4 (3) of the Building Regulations. Any
communal areas and accesses serving the M4 (3) compliant Wheelchair User Dwelling(s)
shall also comply with Part M4 (3). All other residential units, communal areas and accesses
hereby permitted shall be constructed to comply with Part M4 (2) of the Building
Regulations. The units shall be retained as such, unless otherwise approved, in writing, by
the local planning authority.
Reason: To secure appropriate access for disabled people, older people and others with
mobility constraints (Policies 3.8 of the London Plan (2016), Policy D7 of the Draft London
Plan(2019) and Q1 of the Lambeth Local Plan (2015) and the guidance in the London Plan
28 Secured by design Measures
The development hereby permitted shall incorporate security measures to minimise the risk
of crime and to meet the specific security needs of the development in accordance with the
principles and objectives of Secured by Design. Details of these measures shall be submitted
to and approved in writing by the local planning authority prior to commencement of the
development and shall be implemented in accordance with the approved details prior to
occupation and thereafter retained as such for the lifetime 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)).
29 Secured by Design Certification.
Prior to occupation, a satisfactory Secured by Design inspection must take place. The
resulting Secured by Design certificate shall be submitted to and approved by the local
planning authority.
Reason: To ensure that the development maintains and enhances community safety (policy
Q3 of the London Borough of Lambeth Local Plan (2015)).
Biodiversity, landscaping and external amenity
30 Hard and soft landscaping and tree planting
Notwithstanding the details on the drawings and supporting information submitted with the
application, prior to the commencement of the development hereby approved, a
specification of all proposed soft and hard landscaping and tree planting including the design
of the communal areas and a community engagement plan that outlines how existing and
future occupiers will engage in the sharing of the communal space, shall be submitted to and
approved in writing by the Local Planning Authority. The scheme of hard and soft
landscaping along with a management and maintenance plan shall provide details of a
diversity of species that includes native species and variation in size to see larger plant

species on the site. The scheme shall include details of the quantity, size, species, position
and the proposed time of planting of all trees and shrubs to be planted, together with an
indication of how they would integrate with the proposal in the long term with regard to
their maturity, size and anticipated routine maintenance and protection. The specification
shall include all green / brown roof details. In addition, all shrubs and hedges to be planted
that are intended to achieve a significant size and presence in the landscape shall be
similarly specified. All tree, shrub and hedge planting included within the above specification
shall accord with BS3936:1992, BS4043:1989 and BS8545:2014 and current landscape and
arboricultural best practice. The development shall thereafter be carried out solely in
accordance with the details thus approved and be retained as such for the lifetime of the
development unless otherwise approved, in writing, by the local planning authority.
Reason: To ensure a satisfactory and appropriate landscape scheme relative to the
development in order to comply with Policy Q9 of the Lambeth Local Plan 2015.
31 Arboriculture Method Statement and Tree Protection Plan
Prior to the commencement of the development hereby approved, an Arboricultural
Method Statement and Tree Protection Plan in accordance with BS5837:2012 relating to a)
groundworks within the Root Protection Area of retained trees for any construction activity
(including the installation of hard surfaces) b) the installation of all service and utility routes
within the Root Protection Area of all retained trees c) details of a pre-commencement
meeting (to include the Tree Officer) together with a schedule of all confirmed site
supervision and tree protection monitoring shall be submitted to and approved in writing by
the Local Planning Authority . Thereafter, the respective Method Statements shall be
implemented in strict accordance with the approved details.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site
which represent an important visual amenity to the locality (Policies Q2, Q9 and Q10 of the
Lambeth Local Plan (2015).
32 Planting and seeding season
All planting, seeding or turfing comprised in the approved details of landscaping shall be
carried out in the first planting and seeding season following the occupation of the
development hereby permitted or the substantial completion of the development,
whichever is the sooner. Any trees, hedgerows or shrubs forming part of the approved
landscaping scheme which within a period of five years from the occupation or substantial
completion of the development die, are removed or become seriously damaged or diseased
shall be replaced in the next planting season with others of similar size and species, unless
the Local Planning Authority gives written consent to any variation
Reason: To ensure a satisfactory and appropriate landscape scheme relative to the
development in order to comply with Policy Q9 of the London Borough of Lambeth Local
Plan 2015
33 Ecology - bird and bat boxes
Prior to commencement of the development hereby permitted, details of bird and bat boxes
locations and types and indication of species to be accommodated shall be submitted to and
approved in writing by the Local Planning Authority. The boxes shall be installed in
accordance with the approved plans prior to the occupation of the development and

thereafter retained and maintained unless prior written approval is given by the Local
Planning Authority.
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))
34 Net biodiversity gain
Prior to the commencement of the development hereby approved, details of net biodiversity
gain shall be submitted to an approved in writing by the Local Planning Authority. Prior to
the first occupation of the dwellings herby permitted, evidence shall be submitted to and
approved in writing by the local planning authority to demonstrate that net biodiversity has
been achieved and the measures provided to achieve this shall thereafter be retained in
perpetuity.
Reason: To ensure that a net biodiversity gain has been achieved in the interests of the
ecological value of the site (Policy EN1 of the Lambeth Local Plan (2015) and Policy G6 of the
Draft London Plan (2019))
35 Urban Greening Factor
Prior to the first occupation of the dwellings herby permitted, evidence shall be submitted to
and approved in writing by the local planning authority to validate the measures at the “as
built” stage to demonstrate that an urban greening factor of 0.4 or more has been achieved.
The measures provided to achieve this shall thereafter be retained as such for the lifetime of
the development.
Reason: To ensure that the urban greening factor has been achieved on site (Policy G5 of the
Draft London Plan (2019) and Policy EN1 of the Lambeth Local Plan (2015)).
36 Tree removal
No trees other than those shown to be removed on the approved plan Drwg No. SJA TPP
19267-041 (identified as T12, T1 and T3) shall be felled, damaged or otherwise disturbed. All
tree protection measures shall be carried out in line with the specifications contained in the
approved document Arboricultural Implications Report prepared by SJA Tree Consultants
(ref. SJA air 19267-01, February 2020). The tree protection measures shall be erected before
demolition commences and remain in place and effective for the duration of the
construction of the development and only dismantled and / or removed following the
written agreement of the council.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site
which represent an important visual amenity to the locality (Policies Q2, Q9 and Q10 of the
Lambeth Local Plan (2015)
37 Nesting birds
Prior to any site clearance works the mitigation measures outlined within the approved
ecological walkover report (ref: 193383) prepared by AA Environmental Limited, dated
February 2020 with regards potential bird nesting and site clearance procedures and
protocol shall be implemented. The potential bird nesting check should be done by a

qualified ecologist. In the event that nests are presents works to that part of the site should
cease and a qualified ecologist contacted to agree a resolution which shall be submitted to
and approved in writing by the Local Planning Authority prior to development on that part of
the site recommencing.
Reason: To minimise any potential risks to protected species during site clearance and
biodiversity measures within development (Policy EN1 of Lambeth Local Plan)
Amenity and Environmental (other)
38 Aerials and telecoms
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (Amendment) (No.2) (England) Order 2008 (or any Order revoking or reenacting 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, Q6 and Q7 of the Lambeth Local Plan
(2015)).
39 External lighting
Prior to the occupation of the development hereby permitted, a lighting 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
prior to the date of occupation. Any new lighting to be introduced should be designed to
minimise light spillage and pollution and not directed onto any bird/bat boxes installed. The
approved lighting shall thereafter be retained as such for the lifetime of the development.
Reason: In order to ensure adequate lighting in and around the site in the interests of the
ecological value of the site, the interests of security and in the interests of visual amenity
(policy Q2, Q3, Q9 and Q10 of the London Borough of Lambeth Local Plan (2015)).
40 Noise attenuation
Prior to the commencement of development, details of the make and type of windows and
other measures to be installed to meet the noise attenuation standards specified in the
Ardent Noise Assessment report dated April 20th 2020 shall be submitted to and approved
in writing by the Local Planning Authority including a glazing plan of where they shall be
installed. The scheme must include details of post construction validation of the habitable
room standards as detailed in BS8233:2014 and shall also provide details of active
ventilation where necessary to prevent overheating and maintain thermal comfort. As a
minimum active ventilation shall be provided for all units identified in appendix D of the
report as having a high risk of overheating. All work must be carried out by suitably qualified
person and the approved noise, vibration attenuation and ventilation measures shall
thereafter be retained and maintained in working order for the lifetime of the development
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)).

41 Plant impact assessment
The use hereby permitted, or the operation of any building services plant, shall not
commence until an assessment of the acoustic impact arising from the operation of all
internally and externally located plant has been submitted to and approved in writing by the
local planning authority. The assessment of the acoustic impact shall be undertaken in
accordance with BS 4142: 2014 (or subsequent superseding equivalent) and current best
practice, and shall include a scheme of attenuation measures to ensure the rating level of
noise emitted from the proposed building services plant is 5 dB less than background. The
scheme shall be implemented in accordance with the approved details and attenuation
measures and they shall be permanently retained and maintained as such and in working
order for the duration of the use and their operation.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2
of the Lambeth Local Plan (2015)).
42 Post-installation plant noise assessment
The use hereby permitted, or the operation of any building services plant, shall not
commence until a post-installation noise assessment has been carried out to confirm
compliance with the noise criteria. Any additional steps required to mitigate the noise
impact shall be identified and implemented within 3 months of operation commencing. The
post installation noise assessment shall be submitted to and approved in writing by the local
planning authority. The details as approved shall thereafter be permanently retained for the
lifetime of the development hereby approved.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2
of the Lambeth Local Plan (2015)).
43 Restriction on use of roof
At no time shall any parts of the roof of the buildings hereby approved be used as a balcony
or terrace nor shall any access be formed thereto (other than the areas designed as roof
terraces and balconies as shown on the approved drawings or for maintenance purposes) .
Reason: To safeguard the privacy of residential occupiers (Policy Q2 Lambeth Local Plan
(2015)).
Transport
44 Waste and recycling strategy
Notwithstanding the details on the drawings and documents hereby approved, no above
ground construction works shall commence until details of the waste and recycling storage
(including elevations, floor plans, location plan) have been 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 first occupation of any part of the building
hereby permitted. The waste storage areas shall thereafter be maintained and retained
solely for its designated use for the lifetime of the development.

The waste and recycling storage areas/facilities should comply with the Lambeth's Refuse &
Recycling Storage Design Guide (2013), unless it is demonstrated in the submissions that
such provision is inappropriate for this specific development.
Reason: To ensure suitable provision for the occupiers of the development, to encourage the
sustainable management of waste and to safeguard the visual amenities of the area (policies
Q2 and Q12 of the Lambeth Local Plan (2015).
45 Cycle Parking
Prior to first occupation, 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 and brought in to use in full in accordance with the approved
details before the scheme hereby approved is first occupied and shall thereafter be
maintained and retained solely for its designated use for the lifetime of the development.
Reason: To ensure adequate cycle parking is available on site and to promote sustainable
modes of transport. (Policies T1, T3 and T6 of the Lambeth Local Plan (2015))
S106
46 s106 agreement
No development shall commence on any part of the site until a planning obligation pursuant
to section 106 of the Town & Country Planning Act 1990 has been entered into in a form
satisfactory to the Council which shall secure the following obligations:

Item
Reprovision of
hostel use

Details


An obligation requiring:

Affordable housing
– on-site provision



Within three months of the date of this permission, there shall be
submitted to the LPA for their approval a detailed scheme for the
reprovision of accommodation that is to be made available as
temporary housing for 7 homeless households, such
accommodation to be located at a single location within Lambeth
and to be of at least equivalent floorspace to, and of equivalent or
better standard of accommodation than, the existing hostel on the
site. No demolition of the existing hostel building on the site shall
commence until the said accommodation has been provided and
made ready for occupation pursuant to the approved scheme and
the said accommodation shall thereafter be retained in perpetuity
development hereby permitted at either the location in the approved
scheme or at such other location as may be agreed in writing with
the LPA.
Securing 31 units of affordable housing with the following mix:

Trees,
Landscaping and
communal space



III.

22 x low cost rent units at target rents in line with the
Council’s Tenancy Strategy
IV.
9 x London Shared Ownership units – with AMR
affordability thresholds secured
A financial contribution of £TBC towards off-site tree planting; their
planting, materials, watering and their maintenance for five years.



A final landscape management and maintenance plan is submitted
and secured in perpetuity.



Secure access to the communal areas of Roman Rise and Romany
Prospect in perpetuity for both future Roman Rise and Central Hill
Estate and existing Central Hill estate occupiers



The site owners are to provide, maintain and afford access from the
Central Hill Estate to the proposed garden area of the retained
estate amenity space (344 sqm) at 2 Roman Rise and vice versa
via the proposed gate between the site and the land at Romany
Prospect. The site owners agree to enter into any further
agreements that maybe required to keep open the gate link
between the Site (2 Roman Rise) and the Central Hill Estate prior to
the commencement of development and retain in perpetuity.

Estate Amenity
Lane
Improvements at
Romany Prospect

Transport



Submission of an application for full planning submission for the
wider estate amenity land improvements within three months of
commencement of work on site.
-

Improvements to not less than 600sqm as identified in the
submitted location plan

-

Reference to the submitted indicative ‘Enhancement of Romany
Prospect Gardens’ document prepared by Outerspace, dated
14 September 2020

-

Requirement for the improvements to be completed prior to the
occupation of XXX?

-

A landscape management and maintenance plan is submitted
and secured in perpetuity.



Car parking permit free designation for the residential units



3 year car club membership for each dwelling



Financial contribution of £30,000 towards provision of 3 x blue
badge car parking spaces



Enter into a s278 agreement for highways works agreement with
regards to works that will affect the highway including reinstatement
works



Financial contribution of £67,500 towards the implementation of a
CPZ based on £2,500 x 27 (total number of units (31) less four).

Employment and
Skills

Carbon Offset

Other



Employment and skills financial contribution of £19,500 to be used
towards vocational training and employment support



Employment and Skills Plan shall be submitted for the construction
phase and for the end-use phase of the development. A range of
potential outcomes for both construction and end use phases will
be expected and agreed within the Employment and Skills plans.
These will include, but not be limited to:
-

On the basis of the development consisting of 31 Residential
homes – there would be an obligation 3 apprenticeship starts (3
Lambeth residents embarking on an Apprenticeship; can be
from construction or end use phase or a combination of the
two).

-

A detailed programme of events and activities engaging school
and college students.

-

A minimum of 25% of all jobs created by the development for
local residents.

-

The requirement for all jobs to be made available to Lambeth
residents by means of advertising them on the Opportunity
Lambeth portal apprenticeships for local people; development
of customised pre-employment routeways

-

Reasonable endeavours also include provision for the delivery
of bespoke training to provide Lambeth residents with the skills
to access the jobs that are being created.



Securing a carbon offset contribution of approximately of £27,360
with the actual amount to be determined following final emissions
carbon reduction being confirmed.



Monitoring fee of up to 5% of total financial obligations.



Considerate Constructors Scheme

Informatives:
1. This decision letter does not convey an approval or consent which may be required under
any enactment, by-law, order or regulation, other than Section 57 of the Town and Country
Planning Act 1990.
2. Your attention is drawn to the provisions of the Building Regulations, and related legislation
which must be compiled with to the satisfaction of the Council's Building Control Officer.
3. Your attention is drawn to the need to comply with the requirements of the Control of
Pollution Act 1974 concerning construction site noise and in this respect you are advised to
contact the Council's Environmental Health Division.
4. You are advised of the necessity to consult the 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,

5.
6.
7.
8.

Drainage/Sewer Connections, Hoarding, Excavations (including adjacent to the highway such
as basements, etc), Temporary Full/Part Road Closures, Craneage Licences etc.
NRMM - for information on the NRMM Low Emission Zone requirements please visit
‘http://nrmm.london/nrmm’
It is recommended that the hard landscaping considers the needs of all ambulant and
disabled people.
Japanese Knotweed - in the unlikely event that any evidence of Japanese knotweed is
recorded, works in the area should stop and the Environment Agency contacted
All property numbers shall be permanently displayed

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

Appendix 2: List of consultees (statutory and Other Consultees)
List of Internal Consultations, Statutory Bodies, Local Amenity Groups and Internal departments
Consulted.
Ward Councillors
Regeneration Team Brixton, Clapham Areas
Dulwich Society
Crystal Palace Community Association
Norwood Society
Norwood Planning Assembly
Central Hill Tenants Association
Norwood Forum
London Ecology Unit
London Brough of Croydon
Helen Hayes, MP
Building Control
EHST Noise Pollution
Development Control Enforcement Team
Flooding - SUDS
Housing
Highway Team Lambeth
Implementation Team
Parks & Open Spaces
Conservation & Urban Design

Planning Policy
Bioregional (?)
Veolia Waste Lambeth Planning App
Sustainability Team On Air Quality
Transport Lambeth
Historic England - Archaeology
London Transport Buses
TFL Road Network Development (non-referable)
Environment Agency
L.F.C.D Authority
Design Out Crime Officer
Arboricultural Officer

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

promoting appropriate soundscapes
• 8.2 Planning obligations
• 8.3 Community infrastructure levy
London Plan Supplementary Planning Guidance (SPG)
• Housing (March 2016)
• Accessible London: Achieving an Inclusive Environment (October 2014)
• The control of dust and emissions during construction and demolition (July 2014)
• Character and Context (June 2014)
• Sustainable Design and Construction (April 2014)
Other guidance
• BRE ‘Layout planning for daylight and sunlight: A guide to good practice’
• DCLG ‘Technical housing standards – nationally described space standard’ (March 2015)
Lambeth Local Plan (2015) policies:
• D4 Planning obligations
• H1 Maximising housing growth
• H2 Delivering affordable housing
• H4 Housing mix in new developments
• H5 Housing standards
• H8 Housing to meet specific community needs
• ED14 Employment and training
• T1 Sustainable travel
• T2 Walking
• T3 Cycling
• T6 Assessing impacts of development on transport capacity
• T7 Parking
• T8 Servicing
• EN1 Open space and biodiversity
• EN3 Decentralised energy
• EN4 Sustainable design and construction
• EN5 Flood risk
• EN6 Sustainable drainage systems and water management
• Q1 Inclusive environments
• Q2 Amenity
• Q3 Community safety
• Q5 Local distinctiveness
• Q7 Urban design: new development
• Q8 Design quality: construction detailing
• Q9 Landscaping
• Q10 Trees
• Q12 Refuse/recycling storage
• Q13 Cycle storage
• Q15 Boundary treatments
• Q20 Statutory listed buildings
• Q22 Conservation areas
• Q25 Views
Lambeth Supplementary Planning Documents (SPDs) and guidance
• Development Viability SPD (2017)
• Employment and Skills (2018)
• Parking Survey Guidance Notes
• Refuse & Recycling Storage Design Guide (2013)
• Waste Storage and Collection Requirements - Technical Specification (2013)
• Air Quality Planning Guidance Notes

Draft London Plan (2019) policies:
• D3 Optimising Site Capacity through the design led approach
• D4 Housing quality and standards
• H4 Affordable housing tenure
• H5 Delivering affordable housing
• G5 Urban Greening
• G6 Biodiversity and access to nature
• SI 1 Improving air quality
• SI 2 Minimising greenhouse gas emissions
• SI 4 Energy infrastructure
• SI 5 Water infrastructure
• T5 Cycling
• T6 Car Parking
Draft Revised Lambeth Local Plan 2020
Annex 10 – Controlled Parking Zone funding

