ADDRESS:

Lambeth Hospital, 108 Landor Road, London, SW9 9NU

Application Number: 20/04194/EIAFUL
Case Officer: Rozina Vrlic
Ward: Larkhall
Date Received: 25/11/2020
Proposal: Demolition of all existing buildings and comprehensive redevelopment of the site to
erect 9 new buildings ranging from 3-18 storeys to create a range of 1, 2, 3 and 4 bedroom
dwellings (use class C3), 279 sqm of flexible community and commercial uses on Landor Road
frontage (use classes E, F.2), open space, garden areas, play areas for children, disabled parking,
cycle parking, and supporting infrastructure; amended vehicular and pedestrian access from
Landor Road.
Applicant:
Agent:

RECOMMENDATION [Assuming approval of a GLA referable scheme]:
1. Resolve to grant conditional planning permission subject to the completion of an
agreement under Section 106 of the Town and Country Planning Act 1990 (as
amended) containing the planning obligations listed in this report and any direction
as may be received following further referral to the Mayor of London.
2. Agree to delegate authority to the Director of Planning, Transport and Sustainability
to:
a. Finalise the recommended conditions as set out in this report, addendums
and/or PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report,
addendums and/or PAC minutes pursuant to Section 106 of the Town and
Country Planning Act 1990 (as amended).
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the 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.
4. In the event that the Section 106 Agreement is not completed within (six) months of
committee, delegated authority is given to the Director of Planning, Transport and
Sustainability to refuse planning permission for failure to enter into a section 106

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

SITE DESIGNATIONS
Relevant site designations:
Locally Listed Building
London Distributor Road
Heliport Safeguarding Zone
Tunnel Safeguarding Line

Gate Piers To Lambeth Hospital, Landor Road, SW9 9NX
Landor Road
Heliport Safeguarding Zone
London Underground Tunnel Safeguarding Area

[Include adjoining designations where relevant, making clear they are adjoining the site.]
LAND USE DETAILS
Site area (ha):

2.57

NON-RESIDENTIAL DETAILS
(NB for B1, please specify B1a, b or c if possible)
Use Class
Use Description

Floorspace (m2)
(Gross Internal Area)

Existing
C2 (Residential
Institution)
C3
Flexible F.2/E

Proposed

Hospital

14,898

Residential
Flexible
Community/Commercial
space

49,179
279 (Block 5 -143sqm and
Block 9 -136sqm)

RESIDENTIAL DETAILS
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Type

No. of bedrooms per unit (No. Units)
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Affordable
Private/Market
Total

Proposed
On-Site

Low cost
rented (Social
rent/London
Affordable
rent/ )
Intermediate
(London
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Habitable
Rooms
(Total
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1

2

3

4
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N/A
N/A
N/A
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(24)
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46
(9)
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(170)
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(4)

5
(1)

212
(83)

212 (83)
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Ownership)
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267
(141)

450
(150)

24
(6)

15
(3)

756
(300)

756 (300)

381
(202)

879
(293)

180
(45)

66
(13)

1,506
(553)

1,506
(553)

Amount (£)
Payment in Lieu of
Affordable Housing

N/A
Details/Trigger
Pre implementation within 48 months if not
implemented

Review Mechanism

ACCESSIBILITY
Number of C3
Units
488
65

M4(2) Units
M4(3) Units
PARKING DETAILS

Car Parking Spaces
(General)

Car Parking Spaces
(Disabled)

Resi

Hospital

Visitor

Resi

Existing

0

130

0

0

Proposed

0

0

0

19
(additional
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required)
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cial
4
(hospital
)
0

% of
EVCP

Bike
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0
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0

0
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Date
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EXECUTIVE SUMMARY
The application for full planning permission was validated on 9th December 2020. The proposal is for
demolition of all existing buildings and the comprehensive redevelopment of the site comprising the erection
of 9 residential buildings ranging from 3-18 storeys; 553 residential dwellings including 50% affordable
housing; 279 sqm of flexible community and commercial units (use classes E, F.2); landscaping and public
realm works, including private and communal amenity space; car and cycle parking; and associated
infrastructure works.
The proposal would result in the loss of the hospital use of the site operated by the SLaM (South London
and Maudsley NHS Trust), with the existing services to be relocated primarily through consolidation onto its
Maudsley Hospital site through the construction of new purpose built facilities. These facilities have been
granted permission by the London Borough of Southwark but can only proceed with the capital receipt from
the application site. To ensure that there is no loss of provision or access to services as a result of the
redevelopment a planning obligation would be secured so that the uses are satisfactorily re-provided
elsewhere prior to the redevelopment of the subject Site.
The development would maximise housing delivery and provide much needed housing, including affordable
homes (50% affordable). In regard to tenure split the proposal provides 67.19% low cost rented homes in the
form of London Affordable Rents and Social Rented (3 and 4 bed dwellings) and 28.2% intermediate in the
form of London Shared Ownership products by unit (affordable housing by habitable room would provide
71.7 % low cost rented and 28.2% intermediate). Given the justification provided, overall the proposals are
consistent with the Council’s policy requirements on tenure split despite the slight difference from the 70:30
tenure split by unit, and is considered acceptable in this instance given the particular details of the proposal.
The proposal complies with housing mix for the low cost rented element. Planning obligations would secure
the proposed affordable housing in perpetuity along with the affordable housing products and associated
affordability criteria and review mechanisms.
A socio economic impact assessment of the proposed development has been undertaken and reviewed by
the Council’s consultants CBRE. With respect to education the assessment has confirmed that that there are
still surplus places for both primary and secondary schools that can accommodate children from the
development. Regarding early years/childcare there are 7 facilities running at close to capacity, a condition is
recommended that would restrict both of the flexible use units to community uses. The assessment indicates
that the proposed population would put some pressure on GP surgeries and that the residual effect would be
‘Minor Adverse’ or at least ‘Negligible’. Discussions are in progress with relevant department responsible for
the service to check whether anything further are considered necessary towards the extension of services or
infrastructure impacts. This will be reported in an addendum.
The provision of community uses within the proposed flexible units would be supported and the uses would
be restricted by condition that both units are restricted to community uses (Use Classes E parts (e ) and (f)
and Use Classes F2)).
The layout and scale of blocks has been carefully considered with taller and medium scaled blocks generally
located centrally within the site and lower scaled blocks located around the site’s perimeter. This approach is
supported by officers as it reduces the visual impact of taller buildings which will be mostly screened by other
blocks within the development whilst lower scale blocks at three to five storeys provide an effective transition
in scale from existing low scale development on surrounding properties.
The site does not affect strategic views or protected vistas. The site does fall within Panorama i - Views
NNW from Brockwell Park to (a) Lambeth Town Hall’s tower and (b) St Matthew’s Church tower. The
proposed development of the site would result in a minor effect on the view. That effect is not negative.
Regarding (c) views N and NNE to the city. The proposed development of the site would result in a no
change on the view.

The applicant’s TVIA is comprehensive, and officers are comfortable that all key townscape impacts have
been considered. The proposal’s tall building (Block 7) will be visible in views within the existing townscape,
however, owing to its design and location it would not harm the townscape .
Overall, the proposal, would have an interesting built form with an attractive contemporary appearance which
responds to the context successfully. Locally distinct materials, conventional window openings punched into
brick elevations etc. help integrate the scheme with its context. The scheme meets the test of high design
quality subject to conditions of construction detailing and samples.
The impact of the development on designated heritage assets has been assessed and the results are
summarised as follows:
• statutory listed buildings – Officers consider no harm results to the significance (including settings) of
any statutory listed buildings and therefore the proposal meets the policy test (LLP Policy Q20);
• registered landscapes – Officers consider no harm results to the significance (including settings) of
any registered landscapes and therefore the proposal meets the policy test (LLP Policy Q21); and
• conservation areas - Officers consider no harm results to the significance (including settings) of any
conservation areas and therefore the proposal meets the policy test (LLP Policy Q22).
Two existing piers at the entrance of the Site are of local townscape interest and are non-designated
heritage assets. The two piers are to be sensitively relocated at the entrance of the Site preserving their
heritage significance. Officers have also considered Porters Lodge and Landor house on the Site to be
non-designated heritage assets. The buildings have some local historic and architectural significance, but
resultant heritage harm is low given their characteristics . However, the proposed development conflicts
with LLP Policy Q23 as the buildings are to be demolished. Where there is harm, the LP requires the
proposal to meet the relevant test in the NPPF. This is set out in paragraph 203 which states that in
weighing applications that directly or indirectly affect non-designated heritage assets, a balanced
judgement will be required having regard to the scale of any harm or loss and the significance of the
heritage asset. The proposal would not result in harm to any other heritage asset
In this case, officers consider that the development provides the following public benefits:
Economic
• The application would be subject to an employment and skills financial contribution of
£365,153.96 to be used towards vocational training and employment support
• Employment and Skills Plan secured 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.
• Benefits to local economy associated with new residents and workers supporting local
businesses
• Would support employment in some form on site:
o 195 direct construction jobs per annum over the construction period
o 294 indirect construction jobs per annum over the construction period
o Indication that 11-15 jobs both part and full time could be created in respect of the
flexible units as part of proposed development.
Social
• The provision of 553 new dwellings, of which 253 would be affordable housing. This equates to
50% by habitable room.
• The relocation of existing facilities are proposed off site to a new purpose built building facility
on Maudsley Hospital site to improve patient care.

Environmental
• The scheme would increase the biodiversity and urban greening on the site.
• Enhancements to public realm and creation of active frontage along Landor Road.

•

Optimising and delivering sustainable development of brownfield land

Public Realm
• Improvements to the public realm on Landor Road
Transport
• Financial contribution towards junction improvements at Voltaire Road / A3 Clapham High
Street - £175,000
• Financial contribution towards update of Legible London Signage - £5,200

Officers consider that the above items constitute public benefits that would outweigh the harm from the
loss of the non-designated heritage assets identified.
All of the new dwellings have been designed to meet relevant standards in terms of size (in most cases
exceeding standards), layout, and adaptability. The proposed units will achieve reasonable levels of
outlook, daylight and sunlight. In addition, the development is inclusive of generous on-site communal
amenity and play space provision.
With regards to neighbouring residential amenity, subject to appropriate conditions, it is considered that
the proposal would not unduly impact upon the amenities of surrounding occupiers. Due to appropriate
separation distances, blocks that step down in height to surrounding properties 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.
In respect of daylight and sunlight, there is fairly limited existing massing on site and therefore some of
the surrounding neighbouring properties will have higher levels of daylight than could be anticipated for
an urban location. The applicant has taken care to design a scheme that on the whole maintains
reasonable separation distances and steps down to its neighbours in height to minimise the adverse
effect though in some instances there are appreciable reductions in daylight. Given these considerations,
and planning benefits of the scheme, on balance the proposal is considered acceptable in this respect.
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 proposed development would not have a
significant adverse ecological impact and would increase the net biodiversity of the site. Furthermore, it is
indicated that an urban greening factor of 0.4 would be exceeded. Subject to conditions the proposals are
considered to be acceptable in this regard.
Sufficient commitment is made to sustainable design and construction, reducing carbon emissions and
the use of renewable energy technologies. In respect of carbon emission reductions, the residential would
result in a reduction of regulated CO2 of 64.35% and non-residential 51.62% both exceeding the
minimum 35% beyond Part L 2013. The remaining regulated carbon dioxide emissions would be off set
with a payment to reduce the emissions to an equivalent of zero secured through a planning obligation.
The applicant has provided a preassessment that a BREEAM rating beyond 70% (of 72.70%) is
anticipated, therefore achieving an ‘Excellent’ rating. It also indicates credits that can be investigated to
deliver a higher ‘BREEAM’ score that could potentially increase the score further to 76.73% .
The development would have an acceptable impact on the highway and transport network. The
development would be car free with occupants of the commercial and residential units not eligible for
parking permits. 19 (with additional 10 if required) on-site disabled parking spaces would be provided with
a parking management plan secured by planning obligation. The scheme would provide a total of 1,006
long-stay cycle parking spaces, and 16 short stay spaces to meet London Plan standards. The

development would also contribute to improvements to the Local Healthy Routes network. The
development would be suitably mitigated in terms of its impact upon local infrastructure. Subject to
conditions and planning obligations the development would not impact unacceptably upon the function
and safety of the highway network (both pedestrian and vehicular).
Subject to conditions, the development would meet technical requirements in respect of
air quality, flood risk mitigation, wind conditions, waste and recycling and water infrastructure, land
contamination, archaeology.
The development is subject to Environmental Impact Assessment (EIA) and is supported by an
Environmental Statement, reviewed against legislative requirements against the ‘the IEMA criteria’ (as
augmented to ensure that all additional requirements of the EIA Regulations 2017 have been considered)
and it is considered has been met and there is sufficient information to reliably inform decision making on
the planning application.
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
at Annex 1 of this report and a section 106 legal agreement to secure the planning obligations set out in
section 22 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.

1
THE APPLICATION SITE
1.1
The Site is 2.54 hectares located to the south of Landor Road approximately 500m east of Clapham
North underground station, 500m south of Stockwell underground station and 500m north-west of
Brixton town centre. Landor Road is a narrow and busy road that connects Stockwell Road to
Clapham High Street. The Site falls east to west by 1.5m along Landor Road and rises 3m north to
south perpendicular to Landor Road.
1.2

There is a large area of surface level car parking and servicing space across the site served by one
entrance from Landor Road.

1.3

The site was laid out in the 1870s as a Fever Hospital and a Small Pox Hospital. The two hospitals
were merged as South Western Hospital in the 1880s and it has been in healthcare uses since that
time. It has subsequently been redeveloped and only a small number of Victorian buildings remain on
the site. The majority of buildings are healthcare structures from the 1990s.

1.4

The existing site layout accommodates six buildings and car parking (see figure 2 below):
• There two x two-storey brick buildings (the oldest buildings on site) located east of the site
entrance. They accommodate a reception function / porters lodge for the hospital and Landor
House that has a number of supporting functions and services;
• Orchard House a modern two storey brick building located adjacent the eastern boundary,
that houses out-patient services;
• Car parking is located along the eastern side of the site;
• The main hospital building, consisting of a series of two storey buildings (dating early 1990s)
is located on the western side of the access road;
• McKenzie House fronts onto Landor Road and accommodates the Ward in the community;
• To the south of McKenzie House is Reay House (west off the access road) that
accommodates the Early Intervention Unit and Tony Hills Unit. It is configured around a
central courtyard that includes a single storey building that accommodates a restaurant;
• Further South (west off the access road) is Oak House a two-storey block centred around a
small courtyard. This building has the Luther King Ward (Male Acute), Nelson Ward (Female
Acute), Rosa Parks Ward (mixed acute) and Eden Psychiatric Intensive Care Unit (Male
PICU);
• A single storey catering building is located hard up against the western boundary of the site.
• The southernmost building on the site is Bridge House, a curved brick-built building of two/
two ½ storeys in height. This accommodates Spring Ward (Female Forensic, Medium Secure
Service).

1.5

The existing buildings on site accommodate a mixture of clinical and non-clinical services. There are
four acute wards as follows:
• An Early Intervention ward;
• A Psychiatric Intensive Care Unit (PICU);
• Two rehabilitation wards (one of which is for forensic service users) and medium secure
forensic ward.

1.6

Outpatient and non-clinical support services based on site include:
• Outpatients for all adult Lambeth services;

•
•
•
•

Home Treatment Team; Lambeth and Southward Forensic Community Team;
Optima;
Older Peoples’ Community Mental Health Team;
HIV Mental Health Team; and Kings Health Partner Homelessness Team.

1.7

Figure 1 – Aerial view of Site – Landor Road to the right (Source: Google Maps)

1.8

Figure 2 – Existing Site map (Source: Planning Statement – Appendix)

2

THE SURROUNDING AREA

2.1

The site is located within a predominantly low scale residential setting comprising mostly Victorian
terraced housing with surrounding streets laid out circa. 1880s. Some small scale commercial and
retail uses are present along Landor Road.

2.2

To the immediate north, the site is bounded by Landor Road which runs east-west from Clapham
Road to Stockwell Road. The east and west of the site is bounded by residential properties, with some
separation by rear gardens. Back-land residential and hospital development to the northeast abuts the
site boundary. To the south, the boundary is with the retained Pulross Centre, accessed from Pulross
Road. Currently, most of this neighbouring site is occupied by two to three storey institutional style
buildings that are all in use as a hospital and its ancillary operations such as the catering building.

2.3

The eastern and western parts of Landor Road form part of conservation areas however the site is not
located within a conservation area. Clapham Road Conservation Area (CA33) is located to the west
and Stockwell Green Conservation Area (CA42) lies at the eastern end of Landor Road. Both
Conservation Areas contain a number of designated and non-designated heritage assets. A pair of
impressive locally listed Portland stone gate piers are located at the entrance to the site along Landor
Road. The piers survive from the original 1870s hospital on the site which is now largely cleared.

2.4

Landor Road Local Centre is located to the north/northeast of the site boundary. The site is within a
London Underground Tunnel Safeguarding Area.

2.5

The site has a Public Transport Accessibility Level (PTAL) which ranges between 5 (very good) at the
northern end of the site and 2 (poor) at the southern end of the site. The site is approximately 500m
east of Clapham North underground station, 500m south of Stockwell underground station and 500m
north-west of Brixton town centre. It is served by a single bus route (322) from Landor Road opposite
the site entrance, with a number of other bus routes within a reasonable walking distance (Clapham
High Street/Clapham Road and Stockwell Road).

3

SITE PHOTOGRAPHS

Figure 3 - View location plan with key – 12 views (illustrated below) looking towards and outwards
from the site (N,E,S) (Source: DAS)

3.1

Figure 4 - Views 01-05 (Source: DAS) (View 01 -View Looking West Along Landor Road with
Lambeth Hospital to the Left; View 02 - View Looking South from Edithna Street showing the entrance
to Lambeth Hospital on the opposite side of Landor Road. McKenzie House is the hospital building on
the right hand side and The Gateway (reception building) can be seen behind the boundary wall on
the left.; View 03 - View of North Western corner of Lambeth Hospital from Landor Road. McKenzie
House is the hospital building in the foreground; View 04 - View from Pulross Road looking North into
the Entrance of the Pulross Centre. The Lambeth Hospital Site is beyond; View 05 - View Looking
South, into the Entrance of Lambeth Hospital)

Figure 5 - Views 06-12 (Source: DAS) View 06 - View of Reay House, looking Southwest from
Access Road; View 07 - View of Reay House, looking Southwest from Access Road; View 08 - View
of Reay House, looking North West from Access Road; View 09 - View of Orchard House, looking
Southeast from Access Road; View 10 - View of Oak House, looking Southwest from Access Road;
View 11 - View Looking North across Car Park with Access Road to the Left; View 12 - View from
Southern End of Access road Looking South Towards Bridge House.

Figure 5 – Entrance to Site from Landor Road illustrating Brick Piers (Source: ES Vol III Appendix
14.1 Townscape Heritage Visual Impact Assessment (THVIA))
4

PROPOSAL
Summary of the Proposal
4.1
The application for full planning permission was validated on 9th December 2020. The proposal is for
demolition of all existing buildings and the comprehensive redevelopment of the site comprising:
• Erection of 9 residential buildings ranging from 3-18 storeys;
• 553 residential dwellings including 50% affordable housing;
• 279 sqm of flexible community and commercial space (use classes E, F.2);
• Landscaping and public realm works, including private and communal amenity space;
• Car and cycle parking; and
• Associated infrastructure works.
4.2

The existing hospital buildings would be demolished, and existing services relocated. No development
would occur until the services are satisfactorily re-provided

4.3
4.4
4.5

Detail of the Proposal
Building Layout/Massing
The proposed layout arranges buildings around a new avenue that provides the main point of access
into the site for pedestrian and vehicles and courtyard gardens. The avenue is wide, with dedicated
footpaths and in-line parking bays interspersed with soft landscaping.

4.6

The proposal comprises nine blocks within six buildings ranging between three and eighteen storeys
in height. The layout of blocks varies depending on their position in the site. Along the site’s eastern
boundary and fronting Landor Road, Blocks 1 & 2 are two linear blocks that follow the continuous
urban pattern along Hargwyne Street. Along the site’s western boundary and along Landor Road,
Blocks 5, & 9 and Block 6 form two separate U-shaped perimeter blocks with generous landscaped
communal gardens. At the site southern end, the remaining Blocks 3,4 & 7 form a perimeter style
layout with a generous landscaped communal garden in the centre.

Figure 6 – Proposed site Layout/Block Plan (Source: Drawing 098738_050_01_BP_00)

Figure 7 – Proposed Massing and Height. Note Landor Road to the right of this image (Source:
Design and Access Statement (DAS))

Figure 8 – Proposed site layout and buildings heights illustrated (Landor Road to the left of the image)
(Source: DAS)

4.7

External Appearance

4.8

The material palette proposes the use of London stock brick as the predominant material throughout
the design, complemented by elements of both white and grey brickwork. The brick palette has further
definition and texture in the form of corbelled brick. Key flank walls are proposed with horizontal brick
courses in shifting patterns. Generally, elevations comprise three parts; a defined base, main body
and roof. Detailing such as rusticated brick base, window surrounds, metal balustrades and brick
recesses are a key part of the architectural approach. Top floor accommodation to the lower blocks
would be treated with vertically ribbed metal cladding. All windows and balconies are proposed to be
finished in dark grey metal work. See Appendix 4 for elevation drawings.

4.9

Figure 9 – Proposed materials (Source: DAS)

Figure 10 – Proposed visual of terrace block at entrance to site (to left), proposed visual of tower
(centre) and proposed visual of elevation from main Avenue (left). (Source: DAS)
4.10 Ornamental Gates
4.11 The locally listed gates would be relocated to the front of site on Landor Road on either side of the
proposed access road into the site.
4.12 Residential
4.13 The proposal comprises of 553 residential dwellings (1,506 habitable rooms (hbr)) of which 253
dwellings are affordable housing (750 hbr). Of the 253 affordable housing dwellings 170 (538 hbr) low
cost rented homes in the form of London Affordable Rents and Social Rented (3 and 4 bed dwellings)
and 83 (212hbr) intermediate – London Shared Ownership are proposed. The low cost rented units
would be located within Block 1 (B2), Block 2, Block 3, and Block 4 (see figure 11 below – shown
green). The intermediate units would be located within Block 1 (B1), Block 7 (ground and first floor),
Block 6 (B4) and block 9 also illustrated in figure 11 below(shown green with hatching).

Figure 11 – Proposed location of Affordable Housing (Source: Schedule of Accommodation)
4.14 Flexible community/Commercial units
4.15 279 sqm of flexible Class E/F.2 space is proposed. This would be in form of two separate units both
located fronting Landor Road. One is located within Block 5 and would have an area of 143sqm, the
other would be located within Block 9 and would have an area of 136sqm. Both would be accessed off
Landor Road. These are shown on the ground floor plan at figure 12 below.
4.16 Landscaping
4.17 Hard and soft landscaping is proposed throughout the site, with large central communal courtyards
proposed between the buildings that are located towards the western side of the avenue. Communal
gardens including play space are located towards the eastern boundary of the site, with a further
communal area located towards the southern boundary. Private gardens are proposed to ground floor
units to the buildings on the eastern side of the avenue. This is illustrated in the plan at figure 8 above.
4.18 Access
4.19 The existing access point would be replaced with a new pedestrian and vehicular access point some
10m west of the existing access on Landor Road leading to the new avenue. This new avenue would
be the main access route through the development. This avenue in turn provides access to a series of
internal street and courtyard spaces.
4.20 The proposed buildings would have access points to the avenue/streets for residents. The proposed
ground floor units have a frontage onto the main avenue, internal streets and have private front door
access. The upper floor units are accessed via main cores located within each of the blocks.
4.21 Car Parking
4.22 19 disabled parking spaces are proposed on site with a further additional 10 spaces being capable of
being provided on site if necessary. The 19 spaces are located along the main avenue and towards
the rear of the site along the eastern boundary interspersed with landscaping (See figure 12 below
above).
4.23 Ground floor Layout
4.24 The proposal includes designated cycle parking spaces provided on the ground floor of buildings and
standalone cycle parking stores located around the site (see figure 12 below). Cycle stores are
proposed to be located along the western boundary between Block 5 and 6 and opposite the
communal courtyard to Block 6 and further store located opposite Block 4.

4.25 Recycling and waste stores are provided on the ground floor of each of building Blocks (see figure 12
below).
4.26 In terms of delivery and servicing, a loading bay is located within the site close to the entrance along
the eastern side of the main avenue. A parcel drop off room is proposed to be located within Block 8
near the main entrance to the site. Two car club bays are shown within the site also close to the
entrance along the western side of the main avenue into the site.

Figure 12 – Proposed ground floor (Source: Drawing 098738_050_10_MP_00)
4.27 Phasing Plan/Implementation
4.28 The applicant has indicated a 48 month timetable from implementation to completion. A construction
sequencing plan (see figure 13 below) has been included within the draft Construction Method
Statement. This indicates site possession would occur on 1st April 2024 after which work would
commence.

Figure 13 – Construction Sequencing Plan (Source: Construction Method Statement)
4.29 A phasing plan has also been submitted that indicates which blocks relate to which Phase. See figure
14 below.

Figure 14: Phasing Plan (Source: ES Vol III Appendix 1.2 Phasing Plan)
4.30 Environmental Impact Assessment
4.31 The application is for Environmental Impact Assessment (EIA) development and is accompanied by
an Environmental Statement (ES). (See 21 below for discussion)

5
Amendment(s)
5.1
The original application was amended, and further information provided during the assessment in
response to officer comments. A summary of the scheme amendments include:
• An Addendum to the original Environmental Impact Assessment (EIA)
• A reduction in the number of units from 558 to 553
• An increase in community / commercial floor space from 263 sqm to 279 sqm
• Removal of the colonnade to the eastern block facing Landor Road and enlargement of the
community/commercial unit by 10m2
• Addition of balconies / terraces to 69 units so all units have direct access to private amenity
space. These are a combination of inset and ‘bolt on’ balconies.
• Change to a number of balcony depths to achieve minimum 1,500mm
• Privacy screens/ fins added to some balconies
• Amendments to internal configuration of north facing single aspect units
• Materials and details to top of block 5 and block 6 (recessed façade) changed to be dark grey
metal panels with dark grey metal fins to be consistent with the general 'top' level treatment of
those blocks
• Windows identified to be obscure glazed or one directional film to minimise overlooking
• Landscape design amendments to include defensible space between ground floor private
areas and public in the form of gates/walls, screening, planting.
• Addition of cycle parking to front of commercial unit on Landor Road.
5.2

Re-consultation was carried out in respect of these amendments in accordance with the EIA
Regulations.

5.3

Further clarifications were sought in respect of officer comments and further clarification/ minor
revisions were provided by the applicant in response. They are as follows:
Accommodation schedule changes:• Total Units Remains the Same – 553
• Total Private units and Total Affordable units remains the same. And the split remains 50:50
on habitable rooms.
• Overall Habitable rooms amended from 1,511 to 1,506
Private mix change
• 1beds: +1 in the private
• 3beds: -1 in the private.
Affordable Mix Change:
• 1beds: +1 in the affordable
• 3beds: -1 in the affordable
•
Design modifications:-

5.4

5.5

•

•
•

•

General - changes to proposed section drawings with regards to internal floor to ceiling heights
which was indicated at 2.4m, this has been modified to 2.7m. The overall floor to floor dimension
remains unchanged at 3.15m. No material effect on any other information.
Ground floor:
Enclosed hardstanding to the west to facilitate compliant drag distances for bin store collection.
Block 1 and 2 - Communal entrances extended to ‘fill-in’ under croft. Door and window moved to
front elevation. Private entrance external porches ‘filled-in’ to form part of unit. Door and window
moved to front elevation.
Blocks 5 and 6 - Windows added to east elevation of bedrooms which look out onto bike store
between blocks 5 and 6.

•
•

•

•
•
•
•
•
•

•

•

•
•
5.6

Block 6 - Waste management, near tower. External under croft ‘filled in’ to be made internal part of
waste management room.
Block 7 - External under croft spaces either side of entrance lobby filled with defensive planting to
deter antisocial behaviour. Defensive planted added to soft landscaping at base of Flank walls to
deter tagging and graffiti
Block 9 - commercial unit entrance moved to Landor Road frontage.
Upper levels:
Blocks 1 and 2 - Extent of glazing expanded to balconies that have central column.
Blocks 5 and 6 - Central column to edge of balconies removed in some locations. Extent of
glazing expanded where column remains.
Windows in Block 4, 3 single bedroom windows added to flank elevation (levels 1-4).
Windows in Block 5, amended on Level 06.
Windows in Block 6, amended on Level 08.
Window in block 9, near Landor Road, amended on Levels 01, 02, 03.
Cycle and Waste Stores:
Cycle Stores - Reconfigured cycle store internal layouts to accommodate larger cycles, Expanding
the 3 proposed external cycles stores on the western boundary to accommodate standard cycle
spaces. Block 4 two GF private amenity spaces reduced to accommodate expansion and
additional access path.
Waste stores reduced in size, facilitated by reducing bulky waste storage areas.
Landscape amendments:
Setting out of pavement, road and disabled bays to west of tower revised following comments
from Lambeth Highways.
Short stay Sheffield Stands added between blocks 1 and 2, and to south of block 6.

The above were not considered significant amendments and no further re-consultation was
considered necessary.

6
Planning Performance Agreement
6.1
This application is subject to a Planning Performance Agreement (PPA). As part of this agreement, a
series of pre-application meetings have taken place to discuss the proposals as they developed.
6.2

The proposals were considered at the Design Review Panel on 18th February and a second time on
19th May 2020. Below is a summary of the Panel’s Advice following the second DRP:
•
•
•
•
•
•
•
•

Welcomed most of the revisions to the scheme particularly the distribution of bulk, scale and
mass across the site. Block 7 which should have a central position terminating the Avenue.
The layout of the east and south part of the site are considered convoluted, cut-off and
fractured. It was recommended that this part of the site be reconsidered.
Courtyards should be clearly defined as private realm for residential use only.
The impact of Block 7 will need to be thoroughly tested. A wind study should be used to inform
the design and layout of blocks and landscaping.
Recommends that external cycle stores are located internally and not externally.
Suggest replacing external cycle stores with terraced housing to create strong terminations to
vistas within the scheme.
The proportion of landscaping to the built environment and whether the scale of development
can be accommodated.
Recommends a cohesive SUDS strategy for the site.

•

•
•
•

6.3

Acknowledged the improvements to some courtyard areas. Raised concerns about the
unstructured and unsuccessful arrangement of Blocks 3, 4 and 7 and the quality of the
courtyard.
Encouraged windows to corridors to provide natural light.
In terms of detailed design, suggested simplifying the design in particular the roof form and
that careful considered should be afforded to balcony type/character.
Acknowledged the constraints involved in the scheme attaining Passivhaus standard.
However, considering the scheme is required to provide 50% affordable housing on site
provides the incentive to achieve Passivhaus.

The application was also presented at a Technical Briefing on 11/10/2021 in order to provide more
detailed information about the scheme in advance of PAC.

7
RELEVANT PLANNING HISTORY
7.1
Relevant applications are indicated below:
7.2
7.3

8
8.1

20/01428/EIASCP - Decision date: 30.06.2020
Request for a Scoping Opinion in respect of an Environmental Impact Assessment in relation to the
proposed development at the Lambeth Hospital. The scoping request was considered to meet the
necessary regulatory requirements and recommended additional assessment work where necessary.
CONSULTATIONS
Statutory External Consultees
Consultee
Comments
Historic
No comment. That seek the views of your specialist
England
conservation advisers, as relevant.
Historic
No archaeological requirement – no further assessment or
England
conditions necessary.
Archaeology
Secure by
Recommend that SBD is conditioned (SBD Measures
Design
incorporated and submitted for approval and secured by
design certification) to ensure that the security of the
development is reviewed and approved by police.
GLA Stage 1 Whilst the proposal is supported in principle, the application
Comments
does not yet fully comply with the London Plan as set out
below:
• Principle of development: The principle of a high density
residential-led redevelopment of the underutilised brownfield
site is acceptable in accordance with the London Plan,
subject to measures to ensure there is no loss of provision or
access to services as a result of the relocation and
reconfiguration of services provided from the Lambeth
Hospital site.
• Affordable Housing: The development proposes 50%
affordable housing by habitable room, split 70:30 in favour of
low-cost rent. The proposed level of affordable housing and
accompanying tenure split is broadly in accordance with
London Plan and the Mayor’s Affordable Housing and
Viability SPG and may follow the Fast Track route. Further
information on the affordability of the proposed tenures is
sought.
Urban design: Whilst the design of the scheme is broadly

Response
Noted.
Noted.

Conditions (60 &
61).

The applicant
submitted further
information that is
being reviewed by
the GLA.
Conditions (7,
80,81).

supported, the site is not in a location identified as suitable
for a tall building and therefore the application does not
comply with London Plan Policy D9 part 3B. Following
resolution of the other strategic issues raised in this report,
and finalisation of the planning conditions and obligations
necessary to mitigate in the impact of the proposal, this issue
of non-compliance will be weighed against the secured public
benefits of the proposal, and all other material
considerations, at the Mayor’s decision making stage.
Heritage: GLA officers consider that less than substantial
harm would be caused to heritage assets; further information
is required to establish the extent of the public benefits of the
proposal before these can be weighed against this harm
identified
Climate Change: Further work is required, and evidence
submitted in relation to energy, air quality and flood risk.
Transport: The proposals broadly meet London Plan policy
aims, however further information on commercial cycle
storage and contributions towards junction improvements, a
cycle hire docking station and legible London are required
before the scheme can be considered to satisfactorily
mitigate its highways and transport impacts.
Fire Safety - The applicant should clarify if all buildings in the
development are in compliance with LP Policy D5 Part B5.
Condition that measures contained within the statement and
the additional measures to be considered at the detailed
design stage are secured.
The applicant provided a response to the GLA comments.
Further responses were received from the GLA on Flood Risk
Assessment (FRA) and Sustainability. They are as follows:
FRA – no further comments
Energy, Whole Life Cycle Carbon and Circular Economy, Air
Quality and requested further information.

NATS
safeguarding

The applicant has responded, and this is with the GLA for
review.
On Air Quality the GLA note that the recommended
conditions raised in the Stage 1 memo remain applicable.
The applicant has committed to the use of vehicles compliant
with the Euro 6/Euro VI emissions standard throughout the
on-site works. This is to avoid significant adverse impact on
local air quality along Brixton Road and Stockwell Road
during the construction phase. This should therefore be
secured by condition; this may form part of the CMP or CLP
condition (if appropriate) or may be a separate condition.
The proposed development has been examined from a
technical safeguarding aspect and does not conflict with our
safeguarding criteria. Accordingly, NATS (En Route) Public
Limited Company ("NERL") has no safeguarding objection to
the proposal.

Noted.

TfL
Infrastructure
Protection

TfL

Thames
Water

Natural
England
Environment
Agency

8.2

No objection subject to condition to secure detailed design
and method statements (in consultation with London
Underground) for works close to London Underground
tunnels only for demolition, all of the foundations, basement
and ground floor structures, or for any other structures below
ground level, including piling (temporary and permanent).
No objection subject to securing planning obligations and
conditions as follows:
Planning Obligations
A contribution of £175k towards junction improvements at
Voltaire Road / A3 Clapham High Street.
An RSA should be carried out for the proposed access
Exemption of residents from applying for parking permits
should be secured through an appropriate legal mechanism.
A contribution of £220k towards a new cycle hire docking
station along with three years free membership for 10% of
dwellings.
A contribution of £5,200 towards the update of Legible
London signage
RSA was undertaken and reviewed by TfL asset operations
team who have raised no concerns about the proposed
access amendments.
Conditions
A minimum of 2 long-stay cycle parking spaces should be
provided for the commercial units of the development.
Detailed layout plans of cycle parking should be secured by
condition.
Travel Plan, Construction Logistics Plan, Parking Design and
Management
Plan and Delivery and Servicing Plan should be secured by
condition.
No objection subject to conditions and informative included:
Condition
water network upgrades to accommodate additional flows to
serve the development.

Condition (8).

Conditions (5,
47,50,51) and
planning
obligations to be
secured through
s106.
The car parking
management plan
is to be secured
through a planning
obligation.

Condition (69) and
informative (23-27).

Informative
Within 15m of Thames Water underground assets.
Public sewers crossing or close to development
Follow sequential approach to dispose of Surface water
Discharge to a public sewer
No objection
Advice followed included as informative:
Land contamination
Soils and stones

Internal Consultees
Consultee
Design and
Conservation Officer
Sustainability - Air
Quality Officer

Comments
No objection subject to conditions
Conditions requiring AQDMP and PM10 monitoring,
and NRMM Emission Zone.

Informative (21,22)

Response
Conditions (9, 1416)
Conditions (7,
78).

Transport

No objection subject to securing planning obligations
and conditions as follows:
Planning Obligations
Parking permit-free
Travel Plan monitoring financial contribution – £5,300,
Contribution towards Cycle Hire docking station –
£220,000
A minimum of three years free membership of the
Cycle Hire scheme for each resident
A minimum of three year’s Car Club membership to be
provided for each resident
Financial contribution towards improvements for
walking and cycling – £400,000 Landor Road corridor
scheme.
Financial contribution towards junction improvements at
Voltaire Road / A3 Clapham High Street - £175,000
Financial contribution towards update of Legible
London Signage - £5,200
Financial contribution secured for a review of waiting
restrictions around the site, and the potential changes
to restrictions - £10,000.
Register under Considerate constructors Scheme
Residential car parking management plan
S278 agreement for highways works – Would include
changes to access and footway on site frontage

Conditions (4758) and planning
obligations to be
secured through
s106.

Conditions
Cycle Parking details
Parking Management Plan
Delivery and Servicing Plan
Travel Plan
Construction and Environmental management plan
Demolition Management plan
Waste and Recycling store details
Waste and Recycling management Strategy
Highways

Waste Officer

Planning Policy

No objection subject to securing planning obligations
and informative added:
Planning obligation
S278 agreement for highways works – Would include
changes to access and footway on site frontage
Informative
Relevant permits obtained for undertaking any works
within public highway
Serco the Council’s waste contractor have reviewed the
proposal and confirmed the waste and recycling plan,
capacity and waste strategy are acceptable and meet
requirements.
The loss of the hospital use (C2) is acceptable in
principle in accordance with Local Plan policy S1,
provided that a copy of the Estates Strategy is provided
and verified.
The scheme would be eligible for the Fast Track
Affordable Housing Route provided that the provision of
affordable housing is without grant and the case officer
considers that all other policy requirements are met.
The dwelling size mix by unit seems acceptable, with a
reasonable explanation for the lower proportion of
family sized accommodation in the market and

Planning
obligations to be
secured through
s106.
Informative (6, 9).

Noted, conditions
(55,56)

Noted

intermediate tenures. Note the evidence on market
values suggests they are all below £600,000, which is
what would be required to support shared ownership as
the intermediate tenure.
In respect of the flexible units, the provision of Class E
community facilities is supported but planning
obligations and/or conditions should be used to restrict
other uses within Class E unless a sequential test is
undertaken.

Parks and Open
Spaces officer

Considers scheme acceptable subject to conditions.
Revised ecological assessment provided if delay
between consent site demolition/clearance phase
starting.
Preliminary ecological assessment recommendations
included in final design with:
• Bird and Bat boxes
• Green roof/Biodiverse living roofs
• Landscaping/management and maintenance

Conditions (37,
38, 40-45),
informative (11,
14, 15).

Arboricultural Officer

No objection subject to conditions:
• Trees as shown only to be removed
• Tree protection plan including details that the
route of the path requiring the removal of T31
to be changed to allow for its retention
• Arboricultural Method Statement
• A drawing showing the confirmed route of all
service and drainage routes outside of all
retained tree root protection
• The completed schedule of supervision and
monitoring for the arboricultural protection
measures as agreed under condition
• Specification of all hard and soft landscaping
and tree planting
• Planting, seeding etc to be undertaken in first
planting season
• Replacement dead damaged/planting

Conditions (10,
11,35 -38),
Informative (13)

Arboricultural officer
– Street Trees

No objection subject to conditions and informative

Building Control

Proposal is satisfactory subject to an informative in
respect of fire safety – sprinklers.
No objection in respect of Draft Travel Plan

Conditions (11,
35, 36, 37, 38)
informative (12)
Noted.
Informative (18)
Noted

Sustainable Travel
and monitoring
officer
Principal
Commercial
Surveyor (interim)

Education and
Learning (Early
Years)

Low cost rented - the 3 and 4 bed units to be let at
target rent levels in accordance with the tenancy
strategy. On the basis of the information provided by
applicant and the values they have assume the shared
ownership home are affordable.
The birth rate in Lambeth and across London is falling
(due to families moving out of London, Covid and
Brexit). Having childcare available in the same space
would be ideal, for young families. The units on site
may not be attractive to a provider, once toilet and
other facilities are installed the space may become
relatively small and number of children would be
limited. There is no outdoor space available. Ofsted is

Noted
Planning
obligations to
secure affordable
housing.
Noted.

the regulatory body will make the final decision as to
whether a space can be registered as suitable for
childcare.
Education Strategy,
Access & Inclusion
CBRE
Energy/Sustainability
Consultant - CBRE –
Environmental
Planning and
Assessment
GHG emissions CBRE –
Environmental
Planning and
Assessment
Materials and Waste
– WSP

Wind and Micro
Climate – Hydrock

Socio Economic CBRE –
Environmental
Planning and
Assessment
Noise and
Disturbance –
Hydrock
Ground conditions
and contamination CBRE Ltd –
Environmental risk
Team
Water Resources
and Floodrisk CBRE Ltd –
Environmental risk
Team

We have a growing surplus of school places and
therefore financial contributions would not be needed to
go towards building a school at this point.
A pass can be awarded for all criteria.
Considered acceptable subject to conditions and
planning obligations.

Noted

Considered acceptable subject to conditions and
planning obligations.

Conditions (6273) and planning
obligations.

Provision of residential waste stores in accordance with
policy.
Waste will be managed and will be removed from site
on a regular basis to avoid excessive accumulation.
Measures will be followed for the storage of materials
to ensure that materials are protected as much as
possible. The burning of waste on site will not be
permitted.
Measures, such as responsibly sourced construction
materials, water efficient fittings, have been proposed
to help reduce the carbon emissions associated with
the development.
A Site Waste Management Plan (SWMP) will be
produced as part of the CEMP adopting best practice
procedures in as many areas as possible.
Acceptable subject to conditions - details of proposed
mitigation measures and additional CFD modelling
outputs to demonstrate mitigation efficacy are secured
via planning condition and discharged prior to
commencement of works on site.

Noted.
Condition (5,55,
56, 70,71)

It has been concluded that the proposed development
would not have significant effects on facilities. There
will still be a new population and child yield coming
forward as a result of the development which will add
demand to the facilities and use up some of the
available capacity.
No objection subject to conditions

See paras 10.56
– 10.66 for
discussion.

Identified impacts can be mitigated to a satisfactory
level through the imposition of appropriate conditions.

Conditions (7477).

The FRA adequately addresses flood risk in relation to
the requirements. The drainage strategy elements of
the document outline an appropriate method for
attenuating surface water run off from the site. The
proposed detailed drainage strategy would be secured
by condition.

Conditions (79).

Noted
Conditions (6273) and planning
obligations.

Condition (30).

Conditions (5, 2327)

8.3

Other Consultees
Stockwell Village Association
Comment
Design
The height of the proposed buildings and
the overall scale of the development seems
excessive.
The current proposals are out of keeping
with the local area.
The 18 storey tower would be detrimental to
the local views and skyline and would be
overbearing in its scale.

Transport

The proposed 7 and 9 storey buildings are
too high on this site.
Proposal would increase local traffic and
parking problems at weekends, because of
mini cabs and taxis, shopping and food
deliveries, friends and trades people
visiting.

Increased traffic - construction traffic,
during the demolition and building phases.

Stockwell and Brixton Underground stations
all sometimes have restricted access or are
closed at busy times due to overcrowding.

Response
Overall, the approach to scale
and layout is considered
acceptable; it will contribute
positively to the townscape
integrate well with the
established urban structure and
public realm. See section 11 for
discussion.

Traffic and parking impacts are
satisfactory. There is sufficient
capacity within the proposed
12m loading bay to
accommodate the numbers of
servicing trips.
The proposed site layout intends
to cater for deliveries throughout
the scheme. It also includes the
provision of a post and storage
room is welcomed to minimise
the likelihood of missed or
repeated deliveries. See section
16 for discussion.
Draft Construction Logistics and
Construction Management
Plans have been provided.
These confirm a construction
programme of 48 months and
suggest peak vehicle numbers
of 21 per day. Conditions would
secure final plans to be
submitted. See section 16 for
discussion.
It is expected that the overall
impact of the development,
spread across all public
transport modes, to be
manageable. TfL were
consulted on the application and
considered that the trip
generation assessment was
acceptable. See section 16 for
discussion.

8.4

Adjoining owners/occupiers

8.4.1

A site notice was displayed from 08/01/2021 to 07/02/2021 and the application was advertised in the
local paper on 08/01/2021. The formal consultation period ended on 07/02/2021. Following
amendments to the scheme, the development was re-consulted upon for a 30 day period
commencing on 23/07/2021, with the overall period (including the press notice) expiring on
22/08/2021.

8.4.2

One hundred and fifty six representations were received during the consultation period. One hundred
and forty seven were in objection , four were in support. A summary of the concerns raised is set out
below:

Summary of objections
Land Use
Need to sustain same level/provide mental health facilities on
site to support Lambeth residents.

Response

Loss of mental health facilities when in a time when more and
more people are overwhelmed with mental health cases.
Replacement facilities should be provided on site.

The justification report by SLAM submitted provides a
comprehensive detail of the relocation of the existing
services from the site apart from a small number of mental
health services whose relocation/reprovision is presently
undetermined by SLAM.

Given pandemic there is a need for hospital beds.

The proposal would facilitate the improvement to mental
health facilities by relocating to a new purpose built facility.

The Site would not come forward for redevelopment until the
new facility at Maudsley Hospital was built, commissioned
and then services and patients relocated.
Planning obligations would ensure that services are reprovided prior to the redevelopment of the subject Site.
The Trust’s Estate Strategy and property strategy providing
a comprehensive detail of the relocation of all the services
from the site are submitted prior to commencement.
Old hospital demolished 1966, existing facilities only/less than
30 years old. They are in good condition and should not be
demolished.

The D&A statement refers to the ground floor frontage of Landor
Road as being for commercial uses and another this report
refers to community space.
Please ensure that indoor community meeting and social space
is provided within the scheme.
Proposal does not address the need for social housing

The mix of social housing does not address housing for families
but prioritising one and two bedroom flats.
Concern with proposal mix of private housing that would not
meet need.

The justification report submitted states that typical life of
hospital buildings is 30 years, after which significant
replacement investment is required. Older buildings are
generally costly to maintain and to refurbish to modern
standards.
The wards at Lambeth Hospital no longer meet
acknowledged modern standards and are not fit for purpose.
The proposal is for a flexible unit community/commercial unit.
A condition is recommended restricting the use to the
provision of community uses within Use Classes E parts (e )
and (f) and Use Classes F2.
The proposal includes 50% affordable housing as calculated
by habitable room compliant with policy. See section 10
(Paras 10.21-10.54) for discussion.
The mix in respect of low cost rented housing complies with
policy. See section 10 (Paras 10.21-10.54) for discussion.
The mix is slightly skewed towards 1 and 2 bedrooms. The
applicant has provided the reasoning for this and is
considered acceptable. See section 10 (Paras 10.21-10.54)

High rise buildings do not keep maintenance costs down forcing
service charges to become expensive and potentially
unaffordable for the occupants in years to come.

The proposal provides very little information about other
considered uses for the site (including mixed use).
Decision making was biased towards a residential development.
Proposal driven by Council officers to meet housing supply
figures.
The Council have not included this as a site allocated for
housing and developer should not force upon community that it
would add to the Council meeting Housing targets.
Lambeth Council will exceed their housing target by over 15%
This proposal is driven by Council Officers desire to meet
Housing Land Supply figures without due consideration to
detrimental impacts on the residents in the surrounding streets
and the additional pressures on local infrastructure.

Post Covid more people working from home, proposal does not
provide any live-work units, studio space or commercial.

for discussion.
None of the low cost rented housing is proposed within the
tall building. The ground floor includes intermediate housing,
the affordability of which would be secured through planning
obligations. The remainder of the tower would be for private
market. See section 10 (Paras 10.21-10.54) for discussion.
Site is not subject to any site allocation and therefore
assessed on its merits, noting it is safeguarded for
community use which needs to be re-provided. See section
10 (Paras 10.56-10.66) for discussion.
LLP Policy H1 seeks to maximise the supply of additional
homes in Lambeth to meet and exceed Lambeth’s housing
requirement of 13,350 homes for the ten year period 2019/20
to 2028/29. As set by the London Plan.
The local environmental impacts have been assessed and
mitigation measures where required are recommended to be
secured through conditions.
Impact on local infrastructure has been assessed and
mitigation measures required secured through CIL payment,
conditions or planning obligations.
The proposal is for a flexible unit community/commercial unit.
A condition is recommended restricting the use to the
provision of community uses within Use Classes E parts (e )
and (f) and Use Classes F2.

Design and Conservation
Scale and density not in keeping with local area that comprise of
2-3 storey Victorian dwellings.
The bulk and mass of the proposed blocks does not reflect the
granularity of the surrounding residential streets.
The comparison between existing and proposed grain, contrast
would be very obvious from all around the site.

Taller and medium scaled blocks are generally located
centrally within the site and lower scaled blocks located
around the site’s perimeter.
The proposed scale of development along Landor Road
responds well to the existing context; integrates into the
streetscene successfully and would be an improvement upon
current dead frontage.

Some issues in Stockwell where some planning decisions have
resulted in inward looking "island estates" with little animation on
the street and underused shared public spaces. This
development as designed would have that characteristic - inward
looking and not fitting in with community.
Tall buildings is excessive and out of keeping with
neighbourhood/Local area.

Officers consider this to be a comprehensive scheme that
integrates well with the locality.

Tall building does not comply with LP Policy D9 and LLP Policy
Q26

The proposed scheme has acceptable standards of
accommodation, amenity, access, transport, accessibility and
servicing.

High rise accommodation not a progressive form of providing
housing, creating a quality of life for people and easing
overcrowding.

Tall building is contrary to LLP Policy Q2, Q7, Q5, Q6, Q14 and
Q15

See section 11 for discussion.
Officers consider this to be a comprehensive scheme that
integrates well with the locality.

Complies with LP and LLP policies. See also analysis tables
4 and 5.
See section 11 for discussion.
The proposal would comply with policies Q5, Q6.
The high quality design meets the policy tests of Q7.
Policy Q14 refers to development in gardens and amenity
spaces which does not apply to this site.
Policy Q15, a condition is recommended securing boundary
treatment. See section 11 for discussion.

Tall building is proposed in an area with no tall building cluster.
Tall building is not located within a Central Activity Zone.
Tall building located in an area considered inappropriate for tall
building development.

Does not consider cumulative impact of Oak Square at one end
of Landor Road and redevelopment of Fenwick Estate at the
other end.

Building Beautiful Commission's report and government
response to the report
(https://www.gov.uk/government/groups/building-better-buildingbeautiful-commission) should be applied to the site.

Subject to conditions where applicable the proposal would
accord with LLP Policy Q2. See section 13 for neighbouring
amenity discussions.
The proposal includes buildings that are noticeably ‘taller’
than the surroundings. However, this is not considered
unusual for such an urban part of Lambeth. Within the
surrounding wider area where there are examples of taller
buildings co-existing successfully with lower scaled existing
development.
Complies with LP and LLP policies. See also analysis tables
4 and 5.
The effects of development schemes consented or under
construction that are considered to cumulatively have
potential for significant effects within the assessment are
listed in ES Vol II Chapter 2: EIA Methodology. The
cumulative schemes agreed as part of scoping exercise and
assessment provided aligned with scoping opinion.
The applicant in an email dated 23/11/2021 has advised that
in respect of these two sites:
Fenwick Estate: An initial search parameter of 2km for any
sites was applied, with schemes initially sought out that may
have a cumulative impact from the Proposed Development.
The initial rule of thumb used to identify schemes was the
thresholds for developments at Schedule 2 of the EIA
Regulations (e.g. for ‘Urban Development Projects’ - 150
residential units, non-residential development sites of over
1ha, over 5ha residential sites). Where identified, these
schemes were considered on their merits whether they
should be assessed in cumulative terms. Schemes below
these thresholds were also agreed with the Council where
there may be the potential for significant environmental
effects (e.g. 108A Landor Road and 117-123 Hubert Grove
are directly adjacent to the site and may have
daylight/sunlight cumulative impact). A final list was agreed
with the Officers at that time.
The Fenwick Estate schemes above were not considered
relevant for the cumulative impact assessment given their
scale. They do not meet the Schedule 2 thresholds, they are
of a sufficient distance or scale to not have a
daylight/sunlight impacts or townscape and visual impacts,
are not of a scale to have a socio-economic impact, and are
car-free developments so not likely to have a transport
impact.
Oak Square - Two main schemes have been subject to
planning applications (plus related submissions) at Oaks
Square. These are ‘15 Stockwell Green and Former Depot
And Public House At 78 Lingham Street, London’ for 290
residential units (main ref. 06/00186/FUL) and ‘15 Stockwell
Green London SW9 9JF’ for 328 student accommodation
flats and 38 residential flats (main ref. 11/02200/FUL). These
were both constructed and occupied at the time of
assessment work for the EIA being undertaken and have
been fully incorporated into the baseline assessments
undertaken for the ES.
The Commission was responsible for developing practical
measures that will help ensure new housing developments
meet the needs and expectations of communities, making
them more likely to be welcomed, rather than resisted, by
existing communities.

The Commission set out its recommendations in its report,
‘Living with beauty’, published on 30 January 2020. The
Government Response to living the Living with Beauty
Report was published January 2021. This report sets out a
response to recommendations and how the government plan
to take this forward i.e through National planning policy,
National Model design Code.
Page 41 of the DAS suggests the applicant was encouraged to
increase density and granularity to deliver more homes on the
site.
The density of 200-700 HBR is too high
A density of 600 habitable rooms per hectare is out of keeping
with the prevailing character.
Proposal would result in approx. 2,125 additional residents to the
area.
Does not comply with LLP Policy Q7 and Q22

The layout and scale of blocks had been carefully considered
with advice and input from Lambeth’s independent Design
Review Panel (DRP) and officers.
The London Plan no longer applies target densities and
instead seeks to optimise density through good design. The
design-led approach seeks the most appropriate form of
development that responds to a site’s context and capacity
for growth. See section 11 for discussion.

The high quality design meets the policy tests (Q7).
Conservation areas - Officers consider no harm results to the
significance (including settings) of any conservation areas
and therefore the proposal meets the policy test (LLP Policy
Q22).
See section 11 for discussion.

Other buildings tall buildings in the surrounding area should not
be used as precedents that are inappropriate.

The application includes a TVIA that is comprehensive, and
officers are comfortable that all key townscape impacts have
been considered.

They would not comply with policy if built today.
See section 11 for discussion.
The inclusion of proposed would compound the impact on the
skyline.
Have a visual impact for local residents and wider parts of South
London and change the landscape.
Planning permission for the erection of two three storey
dwellings at the end Edithna Street and Alresford Road were
refused. They were deemed to be out of keeping with the
surrounding area. In comparison the current development is
acceptable when it is completely out of scale with the
surrounding residential homes.
Proposal not in keeping with the materiality and detail of the
architecture of the local area.
There is concern regarding treatment of the facades - especially
the perimeter of the site that includes full height glazing and
balconies not in keeping.
Proposed ground floor activities do not provide a positive
relationship to the surrounding streets. There is no clear strategy
for the commercial frontage onto Landor Road.
Landor Road frontage appears over massed in comparison to
the existing streetscape.
Does not improve the permeability of the site or to wider area,
only access is from Landor Road.

Each application is looked at on a case by case basis.
Officers consider this proposed scheme to be a
comprehensive scheme that integrates well with the locality.

The sympathetic materials and the use of brick walls with
punched openings is a positive response to local
distinctiveness.
See section 11 for discussion.

The flexible units both have doors that are accessed from
Landor Road. The proposal integrates into the streetscene
successfully and would be an improvement upon current
dead frontage.

The ground floor plan has been revised to provide 2.0m wide
footway to the southern end of the proposed site. This would
be a pedestrian link via the NHS ‘Pulross Centre’ that would

Does not comply with design principles in the 'Homes for
Lambeth' design principles 'fits well into the existing pattern of
streets and open spaces'.
Architecture and materials does not comply with 'Homes for
Lambeth' standard on 'traditional urban forms'.

be safeguarded for future connection if that site were to
come forward for redevelopment or is required to provide
access to the ‘Pulross Centre’. This would be secured
through a planning obligation
The 10 HfL design principles are in respect to homes built
under the Homes for Lambeth programme. This is not a HfL
scheme.
The proposed scale of development along Landor Road
responds well to the existing context; integrates into the
streetscene successfully and would be an improvement upon
current dead frontage.
The sympathetic materials and the use of brick walls with
punched openings is a positive response to local
distinctiveness.
Officers consider this to be a comprehensive scheme that
integrates well with the locality.

DRP considered this proposal is good but consists of non-local
architects and urban designers.
The view of the tower would be of graduating bricks that change
colour. This would be oppressive and unattractive and such a
poor design.

Proposal would have a negative impact on the Ferndale
conservation area from the height of the proposed tall buildings.

Given the Secretary of State's emphasis on design guides, the
proposal doesn’t accord with the draft Lambeth Design Code
(2020) and national guidance.

Quality of Accommodation
There are no play areas shown for children on the proposed
ground floor plan. The nearest park for children is Papa's on
Pulross Road which is already well used and often very busy.
The proposal would lead to poor quality homes being built. The
number of single aspect homes is high. The applicant proposes
that "balcony return" flats are dual aspect. The number of each
types is not specified.
It’s not clear how the design and materials would protect the
occupants from fire, emissions/improve air quality.

DRP is made up of design professionals providing
independent advice. They are drawn from a range of
professions.
Brick would be the predominant material used in elevations
and is supported considering the context which is
characterised by brick buildings. The proposal indicates
London stock brick will be the primary brick used with some
elevations and details in white and grey brick. Generally,
elevations comprise three parts; a defined base, main body
and roof – reflecting the principles of composition in
vernacular architecture.
Officers are in general agreement with applicant’s
conclusions on the impact of the proposal on the significance
of local conservation areas. However, there is one case
where the analysis differs; this is regarding the Trinity
Gardens Conservation Area. See section 11 for discussion.
The proposal has been considered against design policies of
the Development Plan with regard given to national
guidance. The proposal is considered acceptable in design
terms subject to conditions. See section 11 for discussion.

Playspace for all ages using GLA’s population yield
calculator has been provided for and accommodated within
the development.
Further clarification on this aspect was requested from the
applicant and further details were provided. See section 12
for discussion.
The submitted Stage 2 Fire Strategy Report was reviewed by
Building Control who found the design approach satisfactory.
See paragraphs 18.41-18.46 for discussion.
Transport and building emissions meet air quality neutrality
requirements.

Trees and Landscaping and Biodiversity
There is a lack of consideration for increasing biodiversity and
green infrastructure on site.
There is no regard for the Environmental Bill 2020 that would

The preliminary ecological appraisal includes
recommendations and enhancements for the proposal to
deliver a number of biodiversity net gains. Biodiversity net
gains would be secured through condition 37.

require an increase in biodiversity on site.
The proposed development has an UGF of 0.47 above the
standard 0.40. This would be secured by condition 46.

There should be an increase in the amount of greenspace
between the proposed new buildings and site boundaries
Loss of trees impact habitats and ecosystem, biodiversity.

Proposal should provide at least one public open space for the
local community to enjoy.

Insufficient amenity space is being provided.
Proposal provides limited open/green space for families.

Amenity
Loss of daylight and sunlight and to surrounding properties.
In particular concerns raised affecting the following properties:
•
14,51, 47, 70a,99,105 Hargwyne Street
•
101, 89-91, 57-59 and 35-51 Hargwyne Street would
have Major Adverse impacts
•
68, 87a Hubert Grove
•
Pulross Road properties
•
61 Hargyne Street loss of sunlight
•
62 Edithna Street proposal would block winter sunlight
•
All of Edithna street would be cast in shadow
•
Pulross Road properties affected including Pulross
Centre.
Residential properties on Arlesford Road and Kimberley Road
would be affected.

The Environmental Bill 2o20 is not currently been made
legislation. Notwithstanding the proposal has considered
biodiversity and would increase biodiversity on this site.
The soft landscaping features is a good proportion dispersed
within the development.
The proposed development would require the removal of 56
individual trees and that proposed scheme indicates 216
trees would be planted of varying size.
The applicant’s DAS indicates that the scheme was
discussed with the Design Out Crime Officer. That officer
highlighted a number of considerations specific to the site
context and this type of scheme and advised that for this site
it is important to keep a clear distinction between public and
private space and that this is not a site that increases
permeability.
The proposal would provide 5,129sqm of communal space,
this would accommodate the 2,146sqm to meet policy H5
and provide an additional 2,983sqm of communal space for
future occupiers.
Properties in Hargwyne Road and Hubert Grove were
assessed within the applicant’s daylight and sunlight
assessment. The effects on properties considered moderate
or major are identified in the report at paragraphs 13.1313.121 and assessment provided. Overall, it is considered
that impacts to these properties are considered acceptable
on balance.
The properties on Pulross Road assessed are indicated at
paragraph 13.7-13.121 and those properties were not
considered to have a moderate or major adverse impact.
In regards of sunlight at paragraphs 13.122 – 13.129 the
report discuss the impacts where they have been identified
as moderate or major adverse effects. 61 Hargwyne Street
has been identified as major adverse. This is because of
areas where the room is either set back or blinkered on the
side, thus restricting what could be available if the window
was flat with the elevation.
Edithna street is located to the northeast of the site, off
Landor Road. The assessment did include the properties
closest to Landor Road, 2,4,6 Edithna Street and 47
Arlesford Road.
No.62 Edithna is located at the very end of this street a fair
distance away from the development and it would not
unreasonably affected.
Relevant properties on Pulross Road were considered. The
Pulross Centre was included in the assessment (No.47a
Pulross Road). It indicates all windows tested for this
property and other properties within Pulross Road (35-48)
Pulross Road would meet BRE criteria.
Arlesford Road is located to the north of Landor Road,

opposite the site and the relevant property 47 Arlesford Road
has been considered as part of the assessment and would
comply with BRE guidance.
Kimberley Road is located off Landor Road to the northeast
of the site some distance away. Given the distance it is not
considered that the proposal would have an unacceptable
impact on these properties.
There are no NSL (No Skyline) contour plots provided.
The exterior of properties look the same but the layout of each of
the properties is different. Applicant blaming pandemic for not
being able to visit home is temporary.

Massing of site not designed to take account of daylight and
sunlight impacts.

The proposal would lead to overshadowing of gardens.

THE Kerb Garden (the land between No.2 Edithna Street and
115 Landor Road) has not been included in the assessment.

Height of buildings lead to loss of visual amenity for surrounding
residential occupiers

Loss of privacy, outlook and overlooking to surrounding
properties.
Design that includes full height windows and balconies facing
properties would lead to loss of privacy and overlooking.
In particular concerns raised affect the following:
•
47,51, 61, 99, 109,119 Hargwyne Street
•
Andalus and Tasman Road

These have been provided and reviewed by the council’s
consultant.
Plate 15.2 within the applicants daylight and sunlight
assessment is a plan showing where neighbouring property
layouts have been secured. It states that for properties where
this has not been possible to obtain accurate information,
reasonable assumptions as to their configuration have been
made, in line with industry practices and standards.
In regard to visiting properties, the applicant advised officers
as follows:
‘As identified, for most of the period that the application has
been progressed we have been operating within various
levels of Covid-19 restrictions. Even without Covid-19
restrictions in place, it would be uncommon to secure access
into properties ahead of a planning application and thus best
information was used to establish the potential amenity
effects. The VSC assessment relies upon the visibility of
windows which were picked up from site photos and a scan
survey and therefore not reliant upon visiting specific
properties.’
The proposal includes a significant increase in massing from
the existing buildings on site and as such noticeable daylight
and sunlight effects to neighbouring properties are inevitable.
The applicant has taken care to design a building that on the
whole maintains reasonable separation distances and steps
down to its neighbours in height to minimise the adverse
effect.
Overshadowing of gardens and neighbouring amenity areas
has been assessed and the overall effects are considered
reasonable in this instance.
Following concerns raised by objectors, officers requested
that the applicant undertake an assessment. This
assessment provided indicates compliance with BRE
guidance.
Taller and medium scaled blocks are generally located
centrally within the site and lower scaled blocks located
around the site’s perimeter and therefore considered the
proposal would not impact upon the visual amenity of
neighbouring properties.
Officers consider the proposal would not have an
unacceptable impact upon the surrounding properties in
regard to loss of privacy and overlooking. This is discussed
at paragraphs 13.131-13.141.
No’s 47 and 51 Hargwyne Street are located to the rear of
the Blocks 7 and 3. No’s 99, 105 and 119 Hargwyne Street
are located towards the rear of Blocks 1 and 2. From the
diagram provided by the applicant the distances along this
elevation from the proposed buildings would be over 18m

which is considered satisfactory.
In regard to No 61 Hargwyne Street the dwelling would have
an outlook towards the gap between blocks 2 and blocks 7
and it would not be unreasonably affected in respect of
overlooking or loss of privacy.
Tasman and Andalus Road are located towards the west of
the site beyond the properties located on Hubert Grove.
Given the distances it is not considered the proposed
development would have an unacceptable impact on these
properties.
Where required, mitigation measures in the form of
planting/screening would be secured through condition.
Tregothan Road is a little distant from development but would
be impacted.

There is a difference in the land levels between the hospital site
and Hargwyne Street, being lower. Proposed blocks would
exacerbate the amenity impacts.

Concerns raised about impact on air quality during construction
stage, in particularly as 4 year phase and operational stage.
Increase in traffic from proposed development impact air quality.

The comments do not indicate how the objector feels they
would be impacted. Tregothan Road is located towards the
northern end of Prideaux Street (located off Landor Road to
the NE of the site). Given the distances this would enable
good levels of privacy and outlook. It is not considered the
proposal would have unreasonable impact on these
properties.
The Site falls east to west by 1.5m along Landor Road. The
proposed scheme has been designed with the taller and
medium scaled blocks are generally located centrally within
the site and lower scaled blocks located around the site’s
perimeter. Amenity impacts on neighbouring properties are
discussed at Section 13 of this report.
Subject to mitigation measures (Air Quality Dust
Management Plan (include following high risk mitigation
measures), securing use of vehicles compliant with Euro
6/Euro VI emissions)) secured through condition (7) the risks
would reduce to negligible impact during construction phase.

Not meet air quality neutral
Should exceed neutral and improve
Mitigation measures would not address dust impacts.

For the completed development, the assessment identified
both transport and building impacts would meet air quality
neutrality requirements, as likely having ‘acceptable’ impact
on local air quality.
The Council’s Sustainability – air quality officer raised no
object to the proposal subject to conditions. The conditions
recommended would be in line with GLA comments.

Impacts from construction activity, especially as build period is 4
years.

No provision made for dust soiling

Impact of noise disturbance during construction and when
completed.
Noise pollution would be exacerbated during construction
No adequate mitigation measures proposed regarding noise
from demolition and construction

The impact of construction has been
considered and found to be acceptable
subject to a condition relating to a full
Construction Environment Management Plan. It is also
recommended that a planning obligation secure participation
in
the Considerate Constructors Scheme.
The risk assessment identified a medium to high risk.
Through mitigation measures secured by condition would
reduce the risk level to negligible.
Noise and vibration related impacts associated during
construction and with operational phase of the proposed
scheme are to be mitigated through condition (5,23-29).

Noise construction will impact people working from home
Impact from vibration
The significant vibration is likely to have a detrimental impact on
Victorian houses with shallow foundations potentially causing
structural damage.
Anyone will be able to access public spaces within development
that will lead to increased noise disturbance

Inconsistencies in the documents, in Vol II 8.81 – States the
East site boundary SRB is 25m from Hargwyne Street dwellings.
This is incorrect and is 8.48m. All assumptions based on this
incorrect measurement, would need to be reassessed.
Increased light pollution at night

Transport
Increased traffic generation
Adding an additional 2,125 occupants to the area would impact
on traffic
Local traffic on Landor Road has increased substantially since
the introduction of LTNS and this compounded further from this
development
Landor Road no capacity to cope with increased traffic
Proposed does not take account of increased trips from uber
users or car club impacts
Concerned that Prideaux Road would become a direct route to
this site for all vehicles from Wandsworth and Clapham Roads
turning it into a busy thoroughfare.
Increased delivery and servicing
Cumulative impacts need to be considered
No adequate provision to accommodate increases in delivery
and servicing
TA does not take account of increased online delivery services,
Ubers, takeaway deliveries, postman, traders etc.

Increased trip generation impact on local transport infrastructure
– in particular London Underground, buses
Northern line (Clapham North, Clapham Common and Clapham
South) stations are already overcrowded, in morning peak that
will be exacerbated by additional residents
Travel Plan makes no adequate provision to limit impact of travel
movements.
Inadequate provision for cycling

There are no publicly accessible spaces, access to the site
will only be for future occupiers of the development.
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.
This was a matter picked up by the Council’s consultants
when reviewing the EIA and has been addressed within ES
supplementary responses provided.
A condition (31) is recommended to secure a site wide
lighting strategy which minimises the use of lights when not
required along with an overall strategy to reduce minimise
light pollution in accordance with the relevant Institute of
Lighting Processional’s guidance.
Transport Assessment submitted to support planning
application.
The proposal is car-free (except for disabled parking), so
very few car trips are expected to be generated.
Taxi mode share appears low but it is unlikely that including
more private hire trips would alter the conclusions on
vehicular impacts.
Overall the development is likely to result in a reduction in
vehicular trip generation to and from the site compared to the
existing use, even accounting for servicing trips.
See section 16 for discussion.
A revised number of servicing trips was assessed, taking into
account the car free nature of the development and the
growth in online shopping habits. The proposed loading bay
within the site is considered to have sufficient capacity to
accommodate the expected number of servicing trips.
The proposed site layout intends to cater for deliveries
throughout the scheme, but the provision of a post and
storage room is welcomed to minimise the likelihood of
missed or repeated deliveries.
Proposal considered acceptable subject to conditions,
planning obligations. See section 16 for discussion.
It is expected that the overall impact of the development,
spread across all public transport modes, to be manageable.
TfL were consulted on the application and considered that
the trip generation assessment was acceptable. See section
16 for discussion.
Lambeth’s Sustainable Travel & Monitoring Officer reviewed
the draft travel plan and following amendments made raised
no objection subject to condition securing final travel plan.
Planning obligations would secure three years free
membership to cycle hire scheme for each resident of
scheme, financial contributions towards cycle docking
station, legible London sign updates.
London Plan compliant levels of long-stay and short-stay
cycle parking are provided across the site.

Increased pedestrian/cyclists safety, particularly using Landor
Road

No car parking provided for family sized units

Increased parking stress impact on surrounding street

CPZ should be changed to include evenings and weekends
Addition of car club parking bays would add to increased parking
stress.
No adequate provision made for secure cycle parking on site
Cycle storage areas should be designed to be easily accessible
and entrances easy to access.

Highways improvements should be made on Landor Road to
ensure that turning right, when coming from Clapham, is safe for
cyclists and that traffic calming is put in place between Prideaux
Road and Hargwyne Street.
The bridge over railway is closed from Hubert Grove , until this
opens everything is being sent down Landor Road

Single access into the site with no consideration to create any
other access points, new footbridge.

The proposal does not accord with LLP Policy T6 on street

Collision data review of Landor Road over last five show
incident numbers are relatively low, and lower than borough
and national averages. Contributions secured towards
Landor Road corridor scheme which will address throughtraffic on Landor Road, to complement and enhance the
bordering Ferndale Low Traffic Neighbourhood.
Contributions also secured towards TfL’s road safety scheme
at Clapham High Street and Voltaire Road
The proposal is in line with LP policy T6, car free
development is starting point for all development proposals in
places well connected by public transport. Proposal is car
free with exception of disabled parking.
Given the car free nature of the scheme, residents will not be
eligible for CPZ permits meaning they would not be permitted
to park on surrounding streets.
LP Policy T6.1 G requires that in addition to the initial 3%
disabled parking, an additional 7% disabled parking should
be provided if and when required by future occupiers. The
Transport Note (TN) submitted confirms that in addition to
the initial 19 bays, an additional 10 disabled bays (equates to
5%) could be accommodated on-site. A Car Parking
Management Plan would be secured to ensure demand for
disabled parking is monitored and ensure that on-site
additional provision is made if needed, before any incursion
onto surrounding streets. It is considered unlikely that any
additional disabled bays would be required over and above
the 29 bays (or 5%) on site.
This is beyond the scope of this planning application.
Two car club bays would be located within the site, close to
entrance, so would not result in any increase in parking
stress on surrounding streets
London Plan compliant levels of long-stay and short-stay
cycle parking are provided across the site.
Several stores are distributed across the site, providing
secure storage options to residents close to the residential
lobbies.
Contributions are secured towards a corridor assessment of
Landor Road between Clapham Road and Stockwell Road to
include feasibility, design and build contributions towards a
scheme to address through-traffic on Landor Road, to
complement and enhance the bordering Ferndale Low Traffic
Neighbourhood.
Regarding the Hubert Grove footbridge: Infrastructure and
Capital Delivery advise - Currently the project for a
permanent replacement for the footbridge is on hold while we
look to secure the funding needed to progress with the next
phase of detailed design and construction. Due to the
complexity of the scheme these final phases will take approx.
2 years to complete.
The ground floor plan has been revised to provide a 2.0m
wide footway to the southern end of the proposed site. This
would be a pedestrian link via the NHS ‘Pulross Centre’ to
connect to Pulross Road to the south to the south and would
be safeguarded for future connection if that site were to
come forward for redevelopment or is required to provide
access to the ‘Pulross Centre.
Subject to conditions and planning obligations being secured

parking
Dolman Street and its pedestrian bridge is neglected and poorly
maintained. This will be used more as a result of this proposal
and needs to be improved so that it is safe for users.

the proposal would accord with this policy.
Regarding the Hubert Grove footbridge: Infrastructure and
Capital Delivery advise - Hubert Grove footbridge

remains closed due to health and safety issues and it
isn’t in a safe condition to be reopened. Network Rail
made us aware about a year ago that temporary
repairs to the bridge would represent significant
engineering challenges and would not be possible to
deliver. We met this news with disappointment, as we
had originally been given hope that a temporary repair
could be possible. Meanwhile, we have continued to
work on our proposals to replace the bridge with a
permanent structure. The project team have been
making excellent progress with this scheme and have
held meetings with various key stakeholders to
establish an agreed replacement methodology.
Currently our project for a permanent replacement for
the footbridge is on hold while we look to secure the
funding needed to progress with the next phase of
detailed design and construction. Due to the
complexity of the scheme these final phases will take
approx. 2 years to complete. Our ultimate aim is to
provide a quality footbridge structure that can be
enjoyed by all of the community, enabling better
access to local services and we apologise for the
inconvenience caused by the closures in the meantime.

Documents submitted to understand the impact on traffic and
transport, part based on 2011 Census data for the local area and
not take account of development that has occurred since then or
change in travel habits.

How will Lambeth police this ‘car free’ development and will
Lambeth be Publishing this plan to local residents.

The impact assessments were done post March 2020 that do
not take account of how things were pre Covid-19 and therefore
not adequate representation of how congested and busy this
area is already without this development.

Landor Road is not able to accommodate construction lorries

Designing Out Crime

The results of the 2021 Census are not yet available. The
results of the 2011 Census are considered a robust worst
case in terms of traffic and transport impacts, given trends
towards lower car ownership and increased rates of cycling
for example. The servicing trip generation was revised to
account for the growth in online shopping habits.
All residents will be prevented from obtaining CPZ permits.
A car parking management plan would be secured through a
planning obligation. The document would be made publicly
accessible via planning applications database on the
Council’s website.
The presence of COVID-19 and the subsequent lockdown
restrictions did not allow for new traffic counts to be
undertaken.
Therefore, it was agreed with the applicant that historical
survey data from 2016 and 2019 could be used to ascertain
the levels of trip generation at the existing site, and to serve
as baseline traffic data on Landor Road.
Construction management plan suggests that construction
traffic will approach the site from either the south along the
A23/A203 onto Stockwell Green/Landor Road or A24, from
the north on the A3/A201/A2, from the west by the A24/A3. A
final CEMP would be secured through condition (5) including
that reference to construction traffic should avoid peak times
be included within CEMP.

Metropolitan Police not consulted at pre application stage
Increased population would impact on Police resources, that are
already stretched add to burden to maintain safety of residents.
Lead to increased anti-social behaviour in the area
Increased anti-social behaviour in area – undo all the good work
by residents
Public spaces that would lead to anti-social behaviour, increased
crime to surrounding residents and area.
There is an isolated walkway leading from the South side of the
development to allow residents access to Brixton Town Centre –
concerns to safety of walkers using this path.

Socio Economic
Add increased pressure on local greenspace/open spaces.

Applicant’s DAS indicates pre application discussions had
been undertaken with the secure by design officer. They
were consulted on the planning application and raised no
objection subject to conditions.
Conditions (59-61) secured to ensure satisfactory attention
given to security and community safety.
Conditions (59-61) secured to ensure satisfactory attention
given to security and community safety.
No publicly accessible spaces are proposed within the
development.
A future access is proposed to the south of the site if the
Pulross Centre comes forward for development. To be
secured through planning obligation.
Secure by design compliance, lighting and CTV camera
would be secured by conditions (31, 59)
Sufficient communal open space has been provided on site
for future residents.

Lack of greenspace in area this proposal would exacerbate
impact on the use of other well used spaces. this further.
Papa's on Pulross Road is nearest park is already well used and
would be affected by this development.
The information provided in the documents are confusing as to
the number of local GPs and surgeries and should be verified.
Lack of local infrastructure and facilities to service the new
population proposed for the site.
Cumulative impacts need to be considered
Increase demand on dental and GP surgeries

A new nursery would be beneficial to the local community.
There is no community space for events or classes nor for the
community to meet except outside.
There are not enough shops in the area

Impact on utilities - of the impact on local utilities supplies such
as water pressures within the local vicinity not considered.
Sustainability
Lack of sustainability commitments
Not considered more sustainable buildings such as the award
winning Goldsmith Street, Norwich
Proposal does not consider WELL principles or Code for
Sustainable Homes
Lack of alignment with the Lambeth sustainable development
plan and Lambeth Commitment to be carbon Neutral by 2030

CBRE reviewed the details and sought clarifications
regarding data used and this was addressed by the
applicant.
Early years childhood Education and Health services
discussed at paras 10.56-10.66.
The proposal would have a ‘Negligible’ effect with respect to
community centres, sports and recreation facilities.
Sufficient communal open space has been provided on site
for future residents.
Conditions have been recommended to restrict the use of
flexible units to community uses (Use Classes E parts (e )
and (f) and Use Classes F2).
The site is an out-of-centre site. The use of this space for
main town centre uses is not supported unless a sequential
test is undertaken in accordance with LP Policy ED7. This
was not provided and uses restricted to community uses.
Utilities providers were consulted on the application. Thames
Water provided comments, they raised no objection subject
to conditions (69) and informatives (23-27).
Subject to conditions (45,46, 62-73) and securing planning
obligations the proposal would accord with complies with LP
polices SI2, SI3, SI4 and LLP Policies EN3 and EN4.
In respect of carbon emission reductions residential would
result in a reduction of regulated CO2 of 64.35% and nonresidential 51.62% both exceeding the minimum 35%
beyond Part L 2013. The remaining regulated carbon dioxide
emissions would be off set with a payment of to reduce the
emissions to an equivalent of zero secured through a
planning obligation.
The applicant has provided a preassessment that a

Proposal only comply with 2013 Part L and F Building
Regulations and not comply with future building regs.
This development is not carbon neutral
Increased CO2 emissions
Very little consideration to GHG
ASHP used instead of Ground Source Heat Pumps

There is no significant carbon analysis of the
embedded carbon, nor the emissions and pollutants that will be
generated by the construction
or operation of the new buildings.

BREEAM rating beyond 70% - of 72.70% is anticipated,
therefore achieving an ‘Excellent’ rating. It also indicates
credits that can be investigated to deliver a higher ‘BREEAM’
score that could potentially increase the score further to
76.73% .
See section 17 for discussion.
The proposal accords with current regulations and LP policy.
The proposal would achieve carbon reductions beyond the
35% Part L building regs required. Zero carbon would be
achieved through a financial contribution secured through
planning obligation in line with policies.
The applicant’s energy strategy indicates that the installation
of Ground Source Heat Pumps for this development would
involve extensive excavation works which is not appropriate
as it is an existing building within the urban area.
ASHPs are increasingly common in projects as an accepted
solution for heating and hot water and ensuring suitable
reductions in carbon emissions.
A Whole life cycle carbon report has been submitted and
assessment undertaken in line with London Plan Policy SI 2
and associated whole life carbon guidance. A post
construction WLC demonstrating that appropriate targets are
reached would be secured.

The solar / heat gain in the south facing units within tower would
be considerable and I would suggest that PV glazing is used in
elevation to generate renewable power and reduce solar gain;

Overheating and cooling has been considered and measures
indicated to reduce this. The GLA reviewed the response to
this and indicated nothing further required. A condition (65) is
recommended to secure guidance being provided to
occupants on minimising overheating risk.

Not considered water saving measures

Condition limiting water consumption to residential element
would be secured by condition
In respect of the non-residential that has not been specified.
A condition (67) would be included that a commitment to
deliver the minimum water consumption to the WAT01
credits to BREEAM Excellent. made over the minimum to
achieve 25% baseline

Proposal should incorporate district heating connection

Information has been submitted detailing the future potential
connection to a DHN. This would be secured through a
planning obligation.
The existing buildings and use of spaces on the site do not
lend themselves to conversion to residential use. A Circular
Economy Assessment has been submitted that has
considered the circular economy principles to minimise
embodied carbon and operate within a circular
economy, maximising the value extracted from materials and
prioritising the reuse and recycling of materials. The
assessment undertaken in line with LP Policy SI 7.

There is environmental impact and waste from demolition of
existing buildings
Buildings only 30 years old and should be repurposed
Proposal would not minimise the generation of waste and
maximising reuse or recycling.

Waste
Increased on site waste storage impacts

There is no detail on how the bin stores will be designed and
how occupants will be encouraged to decrease waste generation
- could any waste be dealt with on site eg composting of fruit and
vegetables for use on the gardens? Or community re-use / rental
projects? Rainwater collection and re-use on the gardens / for

A final construction and environmental management plan
would be secured by condition (5). This would include details
as to how waste would be managed.
Details have been provided to indicate location of waste
stores and capacity proposed. The proposal has been
reviewed Serco and confirmed the waste and recycling plan,
capacity and waste strategy are acceptable and meet
requirements. Conditions (56) would be secured that final

maintenance and cleaning?
Flooding
It’s not clear how surface water runoff would be reduced

Fire Safety
Tower building It has been designed with a single central
staircase, replicating the design that failed the residents of
Grenfell Tower
Other
Inflicting anxiety and stress on existing residents as result of
development
Mental health of residents would be adversely affected by
proposal.
Devalues properties and residents ability to sell homes
18 Storey tower contravenes Right to Light
The only justification I can see for the size of this development
after consultation with Lambeth is to:
A. Increase the amount of s.106 and CIL payments made to
Lambeth Council
B. To maximise monetary profit to SLAM without sufficient
regard to the surrounding people and environment which will be
most affected.
The combination of the documentation and the planning site's
layout made it difficult to review the documents well. It should
not be acceptable to submit documents in this way for a planning
application.
Not clear what documents are revised documents

Consultation
Views and suggestions of residents not taken into consideration
during consultation process
Little public consultation undertaken
The number of online events were highly managed and
presentation heavy and not conducive to true two-way
communication and consultation.
Social media outreach is stated as a positive in the consultation
process this does not take account of many elderly and black
and Caribbean members of the community people who do not
have access to emails and social media such as Facebook nor
are they able to participate in on-line meetings.

waste and recycling management plan be submitted.
Proposal incorporates 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. Condition (79)
securing details are recommended.
The proposed tower has a single core.
The application was accompanied by a Stage 2 Fire Strategy
Report. See paras 18.41-18.46 for discussion.
Residential amenity impacts have been considered and
conditions secured to mitigate effects where applicable.

Not a material planning consideration.
This is a civil matter and is separate from daylight and
sunlight assessment.
The current planning application has been considered
against all relevant national, regional and local planning
policies as well as any relevant guidance. Subject to
conditions and planning obligations the proposal is
considered acceptable.

Officers note the application includes a number of documents
including an Environmental Statement. The ES is required to
be structured in three volumes Vol I non-technical summary,
Vol II main Volumes (chapters of topics scoped in) and Vol III
technical appendixes.
The planning applications database does include a document
type, Design and Access Statement, Planning Statement,
Plans and then supporting documents.
The date documents are uploaded onto the database is also
shown. The documents can be viewed by date - is can be
arranged by date order ascending or descending order.

There is no requirement for the applicant to undertake pre
submission consultation. The Council encourages the
applicant to carry out extensive public consultation, engage
with local stakeholders and communities and groups within
the local area throughout the design process and prior to
submission of any application.
A statement of community (SCI) Involvement was submitted
with the planning application and addendum submitted the
covers the Phase 2 period November 2020-July 2021.
This SCI demonstrates that the applicant has taken a
satisfactory approach to engage with residents and
community groups. It sets out the pre-application
engagement and summary of response to feedback.
The SCI indicates that people were kept informed through
letters and newsletter.

Application reconsulted and note that none of the residents
objections been addressed as part of any revisions.

Applicant has provided a response to objector comments.
This has been uploaded onto the planning applications

The Lambeth Planning team should be required to prepare a
document which outlines all the changes to the schemes.

The application clearly reveals a conflict of interest on the part of
the Council between its role as a regulator and ensuring the best
outcome for the community and as a beneficiary needing to
meet housing provision targets; noting the scale/quantum
increased during the preapplication stage.

Consultation was inadequate
37 Tasman Road - heard of the development through local
HATRA residents group. No notices or leaflets were dropped
through the door.
2/3 weeks is not sufficient consultation time for people to review
and understand documents to make comments
There are a large number of elderly and black and Caribbean
members of the community who do not have access to emails
and social media, they are therefore disadvantaged by the
Council's failure to hold public meetings to consult adequately on
the proposals.

database.
Section 5 provides an overview of amendments.
The applicant’s Addendum design and access statement
provides an overview of amendments made.
The ES further supplementary response includes a summary
of amendments to the scheme.
The NPPF sets the presumption in favour of sustainable
development, and this is reflected in LLP Policy D2 and the
other policies in the plan. Policy D2 states that the council
will always work proactively with applicants jointly to find
solutions which mean that proposals can be approved
wherever possible and to secure development that improves
the economic, social and environmental conditions in
Lambeth.
The current planning application has been considered
against all relevant national, regional and local planning
policies as well as any relevant guidance. Subject to
conditions and planning obligations the proposal is
considered acceptable.
A full statutory consultation was carried out upon
receipt of the planning application in accordance
with legislative requirements and the Council’s
Statement of Community Involvement. This
comprised neighbour notification letters sent, site notices
erected, a newspaper advertisement
published and on Council website.
The statutory consultation period is 21 days in this case it
was 30 days as the proposal is EIA development which has a
longer consultation period. Late submissions will be accepted
subject to discussion with the case officer.
In terms of contact neighbourhood consultation letters and
site notices and press notices are published.

Support
Support proposal but that new housing to be built is affordable
for single individuals
Support the move from Lambeth Hospital to newly built state of
the art facilities at the Maudsley Hospital and too not only fund
the building of the facilities but also to provide much needed
affordable housing.
Have worked within SLaM since 1988 and seen how mental
health services have been regularly cut and no parity of esteem
with our physical and acute colleagues. Lambeth hospital d
facilities are no longer fit for purpose with lack of space, lack of
suite bathroom facilities, little or no outdoor garden area, low
ceilings, small windows and cramp spaces for patients and staff
alike.
The state of the art, high ceilings, all on suite, safer and more
therapeutic facilities at the Maudsley site, a stone's throw from
the Lambeth Boundary will be a vital part of the mental health of
Lambeth residents for many years to come.
Many patients and staff who have been involved in the
consultation process are excited to be finally able to provide
good care in great surroundings. It's now within our grasp after
all these years!
Realistically the funding will not be forthcoming from current
government and the only practical way to achieve the money

Noted – affordability of affordable dwellings discussed within
paras 10.21-10.54.
Noted

Noted

Noted

Noted

Noted

involved for these essential facilities is to sell the Lambeth site.
By developing the site as intended we will be able to provide a
significant amount of affordable housing (something we know is
vitally needed in Lambeth and directly affects people mental
health).
Will bring much needed regeneration to the area
Increase housing stock in the area
To reduce the scheme to match surrounding 2 and 3 storey
Victorian Terraces would be unrealistic with today’s housing
shortage crisis
Letter of Support received by WSP on behalf of Guy’s and St
Thomas’ NHS Foundation Trust (occupy the Pulross Centre –
specialising in physiotherapy care and specialist neurological
rehabilitation) subject to the following points:
•
The Trust would like to engage with SLaM on the
proposed pedestrian/cycle route through the site to
Pulross Road.
•
Consultation on detailed waste and servicing
management strategy.
•
Consultation on construction phase and how may
impact on operations and ensure effective mitigation in
place.
•
Trust would like to be sighted on monitoring information
of dust and air quality.
•
Consultation with the Trust should be secured through
conditions or planning obligations covering the
CMS/Construction Management Plan, CLP and Travel
Plan. That agreement secured prior to commencement
that details specific controls to the construction process
and management of the development including
provision for communicating monitoring results.
•
The Trust would seek to identify appropriate healthcare
projects to be allocated CIL funding, especially whereby
the development is in close proximity to the Trust’s
assets.

Noted
Noted
Noted

See para 16.14 for discussion on route through to Pulross
Centre.
CIL discussed at section 22.
It would not be appropriate to consult a third party neighbour
as part of condition in this instance, but the applicant would
be encouraged to discuss these matters through an
informative.

9

POLICIES

9.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning decisions to be
made in accordance with the development plan unless material considerations indicate otherwise.
The development plan in Lambeth is the London Plan (2021) (hereon referred to as the LP), the
Lambeth Local Plan (September 2021) (hereon referred to as the LLP).

9.2

The latest National Planning Policy Framework was published in 2018 and updated in 2019 and 2021.
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.

9.3

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

ASSESSMENT
10

Land Use

10.1 The proposed redevelopment comprises the demolition of the existing hospital buildings (Use Class
C2) on the site and the erection of 9 new buildings to provide 553 new residential homes (Use Class
C3) and flexible community (Use Class F.2)/commercial (Use Class E) floorspace.
10.2 Presumption in favour of sustainable development
10.3 The NPPF sets the presumption in favour of sustainable development, and this is reflected in LLP
Policy D2 and the other policies in the plan. Policy D2 states that the council will always work
proactively with applicants jointly to find solutions which mean that proposals can be approved
wherever possible and to secure development that improves the economic, social and environmental
conditions in Lambeth.
10.4 Making effective use of land
10.5 Chapter 11 of the NPPF seeks to promote the effective use of land and para. 119 states:
Planning policies and decisions should promote an effective use of land in meeting the need for
homes and other uses, while safeguarding and improving the environment and ensuring safe and
healthy living conditions. Strategic policies should set out a clear strategy for accommodating
objectively assessed needs, in a way that makes as much use as possible of previously-developed or
‘brownfield’ land.
10.6 This objective is carried forward in various policies in the LP. LP Policy GG2 seeks to enable
development of brownfield land, surplus public sector land, among other areas, and prioritise sites
which are well connected by public transport.
10.7

The proposed development would make effective use of land in accordance with the strategic aims of
the development plan.

10.8 Loss of Existing Social Infrastructure
10.9 The proposal would result in the loss of the hospital use of the site operated by the SLaM (South
London and Maudsley NHS Trust), with the existing services to be relocated. LP Policy S1 seeks that
development proposals that would result in a loss of social infrastructure in an area of defined need
should only be permitted where there are realistic proposals for re-provision that continue to serve the
needs of the neighbourhood and wider community or the loss is part of a wider public service
transformation plan which requires investment in modern, fit for purpose infrastructure and facilities to

meet future population needs or to sustain and improve services.
10.10 LP Policy S2 specifies at part A (2) that Boroughs should work with Clinical Commissioning Groups
(CCGs) and other NHS and community organisations toto understand the impact and implications of
service transformation and new models of care on current and future health infrastructure provision to
maximise health and care outcomes, and. at part A(5) that opportunities to make better use of existing
and proposed new infrastructure through integration, co-location or reconfiguration of services, and
facilitate the release of surplus buildings and land for other use should be identified.
10.11 LP Policy S2 part B states that ‘development proposals that support the provision of high-quality new
and enhanced health and social care facilities to meet identified need and new models of care should
be supported’. Part C requires that they are easily accessible by public transport, cycling and walking.
10.12 LLP Policy S1 (A) states that ‘the council will support and encourage the most effective use of
community premises to address different and changing priorities and needs in the borough, in
accordance with agreed strategies where relevant’.
10.13 LLP Policy S1 Part (B) states that ‘existing community premises, and land formerly in use as
community premises, will be safeguarded unless it can be demonstrated that either:
i.
there is no existing or future need or demand for such uses, including reuse for other
community services locally, and adequate alternative accommodation is available to meet the
needs of the area; or
ii.
ii. replacement facilities are proposed on or off site of equivalent or better functionality to serve
the needs of the area; or
iii.
development of the site/premises for other uses, or with the inclusion of other uses, will enable
the delivery of approved strategies for service improvements’.
10.14 Supporting paragraph 7.10 to policy S1 states ‘in order to enable the delivery of the strategies for
social infrastructure listed in the Infrastructure Delivery Plan (and any subsequently approved
strategies), it may be necessary to maximise the development value of some existing sites and
premises for other uses such as housing. If the need for the change of use is clearly demonstrated in
the context of the relevant strategy, the requirement for marketing set out in paragraph 7.9 may not
apply. Potential examples could include the disposal of a site in community use in one part of the
borough where there is adequate provision, in order to fund provision or improvements elsewhere….’
10.15 A justification report accompanying the application has been submitted by SLAM with this setting out
how the proposal is linked to its Estate Strategy. This sets out:
• The Trust can continue to provide services through consolidation onto its Maudsley Hospital
site through the construction of new facilities. These facilities have been granted permission
by the London Borough of Southwark but can only proceed with the capital receipt from the
application site.
• By the completion of the Trusts 10+ Estate Strategy most of the accommodation on the site
will be over 30 years old and be due for major upgrade or replacement. The existing wards no
longer meet acknowledged modern standards and are not fit for purpose.
• The site is substantially underutilised/vacant meaning there is clear opportunity for
consolidation.
• This option to redevelop the site recognises the efficient use of existing estate alongside
allowing for sufficient capital receipt to be able to complete the investment.
• Where a service supports the delivery of community services and outpatients these will
remain within Lambeth and are to be integrates into a series of Living Well Centres which will
be the future structure for this form of service.
• Where a service supports inpatient care it will be provided on the Maudsley Hospital Site
alongside a new impatient unit.

•
•

Where a service is less specific a view will be taken to provide it in a location that is best
suited for those accessing it, identified on a case by case base.
South East London CCG supported by SLAM undertook consultation on the proposals
between March - May 2020. The findings from the consultation and the recommendation to
proceed with the Service Change were then considered and supported by the Lambeth and
Southwark Joint Health Oversight and Scrutiny Committee and the South East London Clinical
Commissioning Group.

10.16 The Maudsley Hospital Site is located next to Denmark Hill Station Site, is serviced by direct trains to
central London, southeast London and Kent, with good pedestrian routes, cycle network and access to
a range of public transport options. The submitted justification report indicates that a transport study
was undertaken and confirmed that Maudsley Hospital is accessible for Lambeth service users due to
the strong bus network and overground rail services.
10.17 The GLA in their stage 1 response noted that the justification report provides comprehensive detail of
the relocation of the services from the site. There remained a small number of mental health services
whose relocation/reprovision was undetermined and further clarity was sought. The applicant in their
response advised that if granted consent the Site would not come forward for redevelopment until the
new facility at Maudsley Hospital was built, commissioned and then services and patients relocated.
Therefore, due to the lead in time it is not possible for every detailed service line, especially those
moving to a community based location to be expressly secured, however ongoing discussions and
reviews are taking place in respect of whether they will be relocated. This is noted by officers.
10.18 It is noted that overall there is a clear strategy and approach to the service changes proposed and that
the re-location of the uses is agreed in partnership with key stakeholders including the Lambeth and
Southwark Joint Health Oversight and Scrutiny Committee (JHOSC) and the GLA Health and Care
Systems Policy team (letter dated 13/07/2021).
10.19 To ensure there is no loss of provision or access to services a planning obligation would be secured
that services are satisfactorily re-provided elsewhere prior to the redevelopment of the subject Site. A
planning obligation requiring the submission of the Trust’s Estate Strategy and comprehensive details
of the relocation of all the services from the site for approval prior to commencement of the
development is recommended (with these ensuring services remain accessible).Furthermore, a
planning obligation that the decant and reprovision of existing services are satisfactorily provided
before commencement of development would be secured.
10.20 Subject to securing the relevant planning obligations the proposal for the loss of the hospital on this
site is acceptable in principle in accordance with LP policies S1 and S2 and LLP policy S1b)(iii),
having regard to the Trust’s Estate Strategy and service improvements at Maudsley Hospital.
10.21 Residential Use
10.22 Policy H1 of the LP sets out the Mayor’s approach to increasing housing supply, with a particular focus
on accessible brownfield sites. A target of 13,350 new homes per annum over a ten-year period
(Table 4.1 of the LP) is proposed within Lambeth.
10.23 LLP Policy H1 seeks to maximise the supply of additional homes in the borough to meet and exceeds
Lambeth’s Housing requirement for the ten year period. This would be by:
(i) seeking to optimise potential for housing delivery on all suitable and available brownfield sites.
(ii) supporting development proposals that provide a mix of housing sizes, types, tenures to meet
current and future housing need and accord with applicable policies set out in development plan;
(iii) seeking to optimise levels of residential density in accordance with the design led approach set out
in LP Policy D1B;
(v) encouraging development on appropriate windfall sites not identified in the development plan.

10.24 The proposal would provide 553 new homes that would go towards meeting Lambeth’s housing
requirements. In respect of housing types, tenures etc this is discussed below, residential density
through the design led approach that seeks to optimise density through good design is discussed at
Section 11 and paras 12.1-12.3 below. The principle of residential is supported in this location subject
to the proposal meeting all other applicable policies set out in the development plan which are
discussed below.
10.25 Affordable Housing and Tenure Mix
10.26 LP Policy H4 and the Mayor’s Affordable Housing and Viability SPG sets a strategic target of 50 per
cent of all new homes delivered across London to be genuinely affordable.
10.27 LP Policy H5 sets out the requirement for at least 50% affordable housing on public sector land, as in
this case. To follow the fast track route of the threshold approach, housing applications must satisfy
the following criteria:
1) meet or exceed the relevant threshold level of affordable housing on site without public subsidy
2) be consistent with the relevant tenure split (see Policy H6 Affordable housing tenure)
3) meet other relevant policy requirements and obligations to the satisfaction of the borough and the
Mayor where relevant
4) demonstrate that they have taken account of the strategic 50 per cent target in Policy H4 Delivering
affordable housing and have sought grant to increase the level of affordable housing.
10.28 LP Policy H6 specified that affordable housing should comprise a minimum of 30 per cent low-cost
rent homes as either London Affordable Rent or Social Rent and a minimum of 30 per cent
intermediate products including London Living Rent and London Shared Ownership. The remaining 40
per cent is to be determined by the borough as low cost rented or intermediate products.
10.29 LLP Policy H2 states that affordable housing will be sought in accordance with LP Policy H5. Policy
H2 part A (iv) seeks that 70 per cent of new affordable housing units should be low cost rented homes
(Social Rent/London Affordable Rent) allocated according to need in line with the council’s allocation
scheme and for Londoners on low incomes and 30 per cent should be intermediate products, including
London Living Rent and London Shared Ownership, in accordance with the principles set out in the
council’s Tenancy Strategy.
10.30 The proposal includes 50% affordable housing as calculated by habitable room, with the other 50% to
be market housing for sale. The affordable housing is achieved without grant funding, but the
applicant has also made initial enquiries in respect of the availability of grant funding with GLA. The
proposal would accord with LP policy H4 and H5 and LLP Policy H2.
Policy
Proposed
Affordable
AH% by
AH by
Tenure Split Tenure
Type
Housing
HBR
units
% by units
split % by
Tenure
HBR
Low cost rented 538 hbr
170
67.19%
71.7% hbr
Social
(70%)
Rent/London
Affordable
Rents
Intermediate
212 hbr
83
32.80%
28.2% hbr
London Shared
(30%)
Ownership
Table 1 – Affordable housing tenure split
10.31 As indicated in table 1 above the proposal would provide 67.19% low cost rented homes in the form of

London Affordable Rents and Social rented (3 and 4 bed dwellings) and 28.2% intermediate in the
form of London Shared Ownership products. This falls slightly short of the policy requirement based
on units though it would achieve the recommend tenure on a habitable rooms basis. The applicant has
provided a site specific justification in this instance.
10.32 The applicant indicates in an email dated 25/10/21 that that the design of the scheme aims to ensure
that the affordable units being provided are attractive to future Registered Providers. Critical to this is
ensuring that their future management and maintenance has been considered. The low cost rented
affordable housing are provided within individual blocks that are all served by the same lift/stairway
core, are located across the site. If additional London Affordable Rented units were to be provided to
achieve an exact 70/30 split, this would require additional dwellings being provided within the blocks
identified for this tenure. The only way to achieve this would be to increase the height of one or more
of these blocks. It is not considered possible or desirable to increase the height of the development.
10.33 An alternative approach indicated by the applicant would be to convert some of the larger family low
cost rented units into smaller low cost rented units. This approach could provide a policy compliant mix
in terms of tenures and size of accommodation but would require a reduction in larger affordable
family accommodation provided on site which would not be ideal.
10.34 Given the above, the applicant has demonstrated that it would be difficult to provide further low cost
rented homes on site without increasing the height of the buildings. As can be seen by table 1 above
the affordable housing by hbr would provide 71.7 % low cost rented and 28.2% intermediate matching
the aspiration of the policy. Overall, proposals are consistent with the Council’s policy requirements on
tenure split despite the slight difference from the 70:30 tenure split by unit and this is acceptable in this
instance given the particular details of the proposal.
10.35 The GLA in their stage 1 response indicated that the proposed 50% affordable housing would meet
the relevant threshold level of affordable housing required on this site and that the scheme can be
considered fast track. The proposed tenure mix is in line with the preferred tenure set out in the LP.
Furthermore, subject to details of affordability of the housing products and the housing mix being
acceptable to the Council, the proposed development could follow the fast track route.
10.36 Given the above the proposal is therefore considered acceptable in terms of tenure split and
considered to be acceptable as fast track in this instance subject to all other policy considerations
being acceptable which are discussed below.
10.37 Rent Levels and Affordability
10.38 LP Policy H6, the Mayor’s Affordable Housing and Viability SPG and the Mayor’s Affordable Homes
Programme 2016-21 Funding Guidance set out the Mayor’s preferred affordable housing products.
10.39 Social rented housing means rented housing owned and managed by local authorities or Affordable
Housing Providers and let at target rents. The applicant confirmed in an email dated 02/11/2021 that
the 3 and 4 bed dwellings (total of 44 dwellings) within the low cost rent element would be let at target
rents in line with the Council’s tenancy strategy. The remainder would be London Affordable Rent
(LAR), which has the same characteristics as social rented housing except it is not required to be let
at target rents. Supporting paragraph 4.6.4 to LP Policy H6 describes LAR units as those for
households on low incomes where the rent levels are based on formulas in the social housing
regulator’s rent standard guidance. LAR homes are capped at benchmark levels published by the
GLA.
10.40 The intermediate element has been confirmed by the applicant to be London Shared Ownership.
Supporting paragraph 4.6.6 to LP Policy H6 describes this as an intermediate ownership product
which allows London households who would struggle to buy on the open market, to purchase a share
in a new home and pay a low rent on the remaining, unsold, share.

10.41 As set out in the Mayor’s Affordable Housing and Viability SPG, shared ownership will not normally be
appropriate in locations where market sales values exceed £600,000. In this regard the applicant
confirmed in an email dated 30/09/2021 that all units have sales values below the £600,000 threshold.
The applicant in an email dated 20/10/2021 provided a schedule of the market value for the proposed
London Shared Ownership properties and the comparable units used to inform this. In a further email
dated 03/11/2021 the applicant upon further officer request provided evidence of a schedule of shared
ownership affordability. This was reviewed by the council’s Housing Officer and on the basis of the
information they have provided and the values they have assume the shared ownership homes are
affordable. The maximum household income for shared ownership homes is £90,000 which the
spreadsheet submitted shows is not exceeded.
10.42 Shared ownership is available to households with gross annual incomes below £90,000.In the
instances of the first sale of a shared ownership property, for an initial three month period, a cap may
be applied whereby smaller units can only be made available to households with incomes below the
cap (though affordability criteria applies, and the buyer must still secure a mortgage and fulfil the
considerations that come with that) with this giving households with lower incomes opportunity for
shared ownership.
10.43 Planning obligations would secure the proposed affordable housing in perpetuity along with the
affordable housing products and associated affordability criteria.
10.44 Review Mechanism
10.45 LP Policy H5 part E states that Fast tracked applications are not required to provide a viability
assessment at application stage. To ensure an applicant fully intends to build out the permission, the
requirement for an Early Stage Viability Review will be triggered if an agreed level of progress on
implementation is not made within two years of the permission being granted (or a period agreed by
the borough).
10.46 An early review is normally triggered in the event construction does not commence within 2 years of
the grant of planning permission. As discussed at phasing/implementation the process to build the
new facility and decant the existing staff and patients to the new facility would take longer than the
standard 24 months. The applicant has indicated that a 48 month timetable to implementation is
necessary. Given this, a 48 month trigger point in the event construction does not commence within 4
years of the grant of planning permission is considered reasonable in this instance. This would be
secured through a planning obligation.
10.47 Dwelling Mix
10.48 LLP Policy H4 sets a preferred borough wide housing mix for the low cost rented element. As can be
seen from table 2 below the proposal would comply with policy.
Affordable Housing
Mix – low cost rented
Policy
1-bed (not more than
2-bed (not more than
3-bed+ (up to 30%)
25%)
25-60%)
Bed Type – London
1 bed
2 bed
3 Bed+
Affordable Rents
Proposed Units (%)
24 (14.11%)
102 (60%)
44 (25.8%)
Table 2 - Affordable housing (low cost rented)
10.49 Market and Intermediate Mix
10.50 For market housing and intermediate housing, LLP Policy H4 is not prescriptive as with the low cost
rented element with it seeking a balanced mix of unit sizes including family sized accommodation.
Supporting paragraph 5.28 to Policy H4 does indicate that rigid application of these requirements may

not be appropriate in all cases. When considering the mix of dwelling sizes appropriate to a
development, the council will have regard to individual site circumstances including location, site
constraints, viability and the achievement of mixed and balanced communities. In all cases proposals
will be expected to demonstrate that the provision of family-sized units has been considered.
Market and Intermediate Mix
Bed Type
1 bed
2 bed
3 bed
4 bed
Market (%)
141(47%)
150(50%)
6 (2.4%)
3 (1.1%)
Intermediate –
37(44.5%)
41(49.3%)
4 (4.8%)
1 (0.39%)
London Shared
ownership (%)
Total units (%)
178(46.4%)
191(49.8%)
10(2.9%)
4 (1.1%)
Table 3 – Market and Intermediate housing mix
10.51 As can be seen in table 3 above the housing mix has been skewed towards 1 and 2 bed units. The
applicant has provided an explanation (email dated 20/10/21) for the lower proportion of family sized
accommodation in the market and intermediate tenures.
10.52 The applicant refers to the above tables in their justification that relative to the borough wide housing
need set out in the SHMA, the proposed mix of private and intermediate housing has relatively higher
percentage mix of 1 and 2 bedroom properties for the following reasons:
• The site is located in a highly accessible area being PTAL 5 at the entrance to the site, with
good accessibility to nearby town centre facilities and public transport. Clapham Town Centre
is approximately 400m to the west, Brixton Town Centre is approximately 450m to the south
east and Stockwell Town Centre is approximately 450m to the north. As acknowledged in LP
Policy H10, a higher proportion of one and two bedroom units is generally more appropriate
in such highly accessible locations.
•

The development proposal has prioritised the delivery of larger family units within the low cost
rented tenures. Therefore, in seeking to optimise housing delivery on the site this has meant a
lower proportion of larger family units are incorporated within the market and intermediate
housing offer.

•

There is strong demand for 1 and 2 bedroom properties in this location. The housing market in
the area currently shows a number of 1- and 2-bedroom flats that are conversions of larger
family houses. By meeting the demand for 1 and 2 bedroom properties in the area this would
reduce the pressure to convert existing family houses in the area.

•

Whilst the proposed housing mix for market and intermediate housing has a higher
percentage of smaller properties compared to the borough wide assessment of need set out in
the SHMA, this reflects housing demand in this location.

10.53 The explanation provided is considered reasonable in this instance for the lower proportion of family
sized accommodation being provided within in the market and intermediate tenures. In light of this the
proposed number of 3+bedroom units is acceptable in this instance with regard to LLP Policy H4.
10.54 Affordable housing, tenure and mix conclusion
10.55 Overall, subject to securing planning obligations as indicated above, it is considered that the proposal
meets the requirements of LP Policies H4, H5, H6 and LLP Policy H2 and H4. It would provide 50%
affordable housing by habitable room and is consistent with the Council’s policy requirements on
tenure split although there is a marginal difference from the 70:30 tenure split (67.19% (Social
Rent/London Affordable Rents):28.2% London Shared Ownership). The size mix is acceptable in this
instance given the reasons outlined by the applicant.

10.56 Flexible Community and Commercial Unit (Use Classes E, F.2)/ Impact on existing Social
Infrastructure
10.57 LLP Policy S2 C) requires proposals for more than 500 residential units should incorporate suitable
childcare provision to meet additional need arising from the development that cannot be met by
existing local facilities. LLP Policy S2 D) requires proposals for more than 25 residential units be
supported by an assessment of anticipated impact on social infrastructure, including impact on the
quality and sustainability of existing provision.
10.58 Chapter 11 of the ES (ES VOL II Chapter 11) including supplementary ES statement and
supplementary review provides a technical assessment of the socio-economic impacts of the
proposed development considering the effect of the proposed development on the provision of social
infrastructure, community facilities and amenities including education, health, open space, sport and
recreation facilities. This was within an identified Local Impact Area ((shown blue in the figure below)
approximately 2km radius) as considered to reflect reasonable walking distances for residents to
access the facilities) and a Wider Impact Area ((grey) which covers the LBL Boundary)(see Figure 15
below). CBRE provided a technical review of this chapter for Lambeth Council.

Figure 15 – Local (blue) and Wider (grey) Impact Area (Source: ES VOL II Chapter 11)
10.59 There are nine GP surgeries within one mile (1.6km) of the site (Figure 16 below illustrates the
provision within the local and wider area. It should be noted that one of the GP surgeries referenced
(No.5) is missing from the map). CBRE’s review of the socio economic data indicates that the
proposed population would put some pressure on GP surgeries and that the residual effect would be
Minor Adverse’ or at least ‘Negligible’. Relevant departments responsible for the service have been
consulted to check the findings and confirm whether anything further are considered necessary
towards the extension of services or infrastructure impacts. This would be reported in an addendum.
10.60 With respect to education facilities, figure 17 below illustrates the provision within the local and wider
areas (minor note that primary school referenced No.22 is missing from map). CBRE advise that the
school assessment has been updated to ensure a conservative assessment, to take account of the
capacity within one mile (1.6km) for primary schools and two miles (3.2km) for secondary schools.
This has confirmed that that there are still surplus spaces at both primary and secondary schools in
the area. The Council’s Education section confirmed that they have a growing surplus of school places
and therefore financial contributions would not be needed to go additional capacity at this point.

Figure 16 – GP and Dental Practice provision in the Local and Wider Impact Areas. (Source: Lambeth
Hospital Supplementary ES review Response – version 7)

Figure 17 – Education provision in the Local and Wider Impact Area (Source: Lambeth Hospital
Supplementary ES review Response – version 7)
10.61 With regards to early years/childcare there are 7 facilities (see figure 15 above) within the Local
Impact Area that provide 335 early places with facilities running at close to capacity (total enrolled 333,
capacity 335). The Council’s Education and Learning section were consulted and consideration given
to whether there is a need to include or contribute towards additional childcare provision. Their
comments noted that that the birth rate in Lambeth and across London is falling, has fallen up to birth
year 20/21 (based on a diagram provided) (due to families moving out of London, Covid and Brexit).
Having childcare available in the same space would be ideal, for young families, however the units on
site may not be attractive to a provider, once toilet and other facilities are installed the space may
become relatively small and number of children would be limited. There is no outdoor space available.
Ofsted as a regulatory body would make the final decision as to whether a space can be registered as

suitable for childcare. Given this it is not considered any further provision would be applied at this time
in this instance. It should be noted that the market would be a factor in childcare provision coming
forward. A condition (12) is recommended that the flexible unit spaces are restricted to community
uses this would include nursery’s, day centres etc, as well as other uses (Use Classes E parts (e ) and
(f) and Use Classes F2)). This would still allow some form of childcare provision to be provided if a
provider/service was to come forward.
10.62 With respect to community centres, sports and recreation facilities these are illustrated within figure 18
below. Chapter 11 identifies a number of sports and recreation facilities within the local impact area.
These include 3 sports halls; 1 indoor bowls; 4 health and fitness suites; 5 studios; 1 squash court; 5
artificial grass pitches; 2 outdoor tennis courts; 1 grass pitch; 3 swimming pools. With respect to open
space see paras 12.87-12.90 of this report. Overall, the proposal would have a ‘Negligible’ effect.

Figure 18 – Community Centres, Sports and Recreation Facilities in Local and Wider Impact Area
(Source: ES VOL II Chapter 11)
10.63 The proposed scheme includes 279 sqm of flexible community and commercial unit (use classes E,
F.2) space. The provision of community uses within Use Classes E parts (e ) and (f) and Use Classes
F2 would be supported.
10.64 In respect of provision for commercial uses, the site is an out-of-centre site. The use of this space for
main town centre uses is not supported unless a sequential test is undertaken in accordance with
Local Plan policy ED7. A sequential test was requested but has not been provided and for these
reasons and given the socio economic assessment discussed above conditions would be used to
restrict the uses that can occupy the space to within Class E (community uses) and Class F2.
10.65 Noting the description of development refers to key planning parameters and does not include
quantum of development in respect to numbers of housing etc. it is recommended the maximum
number of units is confirmed by condition (13).
10.66 Subject to conditions it is considered that the proposal would comply with LLP Policy S2.
10.67 Phasing/Implementation
10.68 It is proposed to implement the scheme in phases following the decant of the site once the Maudsley
facility is completed. The phasing strategy provided by the applicant would be secured through the
Section 106 Agreement.
10.69 The applicant has submitted a construction programme and methodology report (ES Vol II Chapter 5).
This describes the anticipated programme of works. The construction sequencing plan (figure 14

above) and report indicates construction is anticipated to start in April 2024 and run until 2028. A
phasing plan (figure 15 above) has been included within the report submitted to illustrate which block
would be built during which phase accompanied with indicative construction programme details for
each of the phases.
10.70 An email dated 10/09/2021 was provided by the applicant that indicated that for the phasing for the
Lambeth Hospital site to come forward for redevelopment, the new facility at Maudsley needs to be
constructed, commissioned, and the decant of staff and patients to the new facility before the subject
Site is developed. This process would take longer to achieve within the standard 24 months period
and a longer period to implement is reasonable.
10.71 Given the above circumstances it is reasonable that in this instance the time limit condition (1) be
extended from 3 years to 5 years to account for the relocation of the existing services to be completed.
Furthermore, a condition would be secured that a final construction sequencing and programme
phasing plan (3) is submitted prior to commencement.
11

Design and Conservation

11.1 Layout and Scale
11.2 Layout
11.3 The proposed layout creates a new avenue that provides the main point of access into the site for
pedestrian and vehicles. The avenue is wide, approximately 19m in width, with dedicated footpaths
and in-line parking bays interspersed with soft landscaped that would ensure that car parking does not
dominate the new tree-lined avenue and contributes to the overall greening and visual amenity of the
site. This is a big improvement on the current situation.
11.4 The site connects to the existing network of streets (Landor Road) via the new avenue. Its layout also
provides the opportunity to create a future link to Pulross Road by providing a pedestrian route along
the eastern side of Block 7 and 3 that has the potential to link to neighbouring site the Pulross Centre.
See figure 7 and 9 above for images of site layout.
11.5 Scale
11.6 The proposal comprises nine blocks within six buildings ranging between three and eighteen storeys
in height. The layout of blocks varies depending on their position in the site; along the site’s eastern
boundary and fronting Landor Road, Blocks 1 & 2 are two linear blocks that follow the continuous
urban pattern along Hargwyne Street. Along the site’s western boundary and along Landor Road,
Blocks 5, 6 & 9 and Block 6 form two separate U-shaped perimeter blocks with generous landscaped
communal gardens. At the site southern end, the remaining Blocks 3,4 & 7 form a perimeter style
layout with a generous landscaped communal garden in the centre. See figure 7 above for block
layout.
11.7 The layout and scale of blocks has been carefully considered with advice and input from Lambeth’s
independent Design Review Panel (DRP) and officers. Taller and medium scaled blocks are generally
located centrally within the site and lower scaled blocks located around the site’s perimeter. This
approach is supported by officers as it reduces the visual impact of taller buildings which will be mostly
screened by other blocks within the development whilst lower scale blocks at three to five storeys
provide an effective transition in scale from existing low scale development.
11.8 The proposed scale of development along Landor Road responds well to the existing context; Block 8
is three storeys and continues the established building created by the existing terrace Nos. 110 to 114
Landor Road as a result the proposals scale integrates successfully into the existing terrace. Similarly,
Block 9 standing between four and five storeys and stepping down in height to four adjacent to Nos.
96-108 Landor Road also responds to the existing terrace well and therefore integrates into the

streetscene successfully. These blocks will be a significant improvement upon the current dead
frontage.
11.9 Block 7 is located at the end of the central route and has a maximum height of 75.285m (roof)
75.195m AOD (parapet), stepping down to 73.2m AOD at the rear (south) and 67.150m AOD on both
sides of the tower (east and west side). At over 45m in height, Block 7 is defined as a tall building by
the LLP. As such, LLP Policy Q26 ‘Tall Buildings’ is relevant.
11.10 The site is not listed in Annex 10 of LLP as appropriate for tall buildings and therefore LLP Q26 Part B
is also applicable and states ‘Outside the locations identified in Annex 10 or as identified in site
allocations, there is no presumption in favour of tall building development. Should tall buildings be
proposed outside the locations identified in Annex 10 or as identified in site allocations, the applicant
will be required to provide a clear and convincing justification and demonstrate the appropriateness of
the site for a tall building having regard to the impact on heritage assets, the form, proportion,
composition, scale and character of the immediate buildings and the character of the local area
(including urban grain and public realm/landscape features) and ensure points (a) (i) - (vi) are met. In
addition:
I.
proposals for tall buildings will only be considered acceptable in established low rise
residential neighbourhoods where they are part of a comprehensive scheme which
integrates well with the locality.
11.11 The relevant parts of LLP Policy Q26 (a) are set out below:
I.
will not adversely impact on strategic or local views;
II.
design excellence is achieved (form, proportion, silhouette, detailing and materials etc.);
III.
the proposal makes a positive contribution to public realm and townscape including at street
level, whether individually or as part of a group;
IV.
where proposed near existing tall building groups, proposals should follow the established
principles of group composition such as noticeable stepping down in height around cluster
edges;
V.
the proposal adequately addresses the criteria in London Plan policy D9C in terms of
acceptable visual, environmental and functional impacts including microclimate, wind
turbulence, noise, daylight and sunlight, reflective glare, aviation (including the safeguarded
zones around Heathrow Airport, London City Airport, Battersea Heliport and the helipad at
Kings’ College Hospital), navigation and electronic communication or broadcast interference;
and
VI.
it can be shown that the site can accommodate the uses and quantum of development
proposed in terms of meeting acceptable standards of amenity, access, transport accessibility
and servicing.
11.12 The proposal includes buildings that are noticeably ‘taller’ than the surroundings. However, this is not
considered unusual for such an urban part of Lambeth. Within the surrounding wider area there are
examples of taller buildings co-existing successfully with lower scaled existing development. For
example, Pinter House, Arden House and Beckett House (designed by renowned Lambeth Council
architect George Finch in 1970s), are towers 62m in height sited in close proximity (at some points
13m) to established Victorian terraces. Similarly, Thrayle House a recently completed 67m high tall
building that forms part of the Stockwell Park Estate is also located close to low-rise Victorian
development (a distance of c39m). These examples show that tall buildings are an established
characteristic of the generally low-rise locality and are part of local character.
11.13 At its closest point, the proposed Block 7 will be located 24m from the properties to the east (No.51
Hargwyne Street rear ground floor extension) and 62m from the properties to the west. This
relationship is considered acceptable in terms of separation distances etc. Also, the flank elevations of
Block 7 that face onto east and west neighbours are only 13.5m wide and therefore presents a
slender, well-proportioned elevation to these established neighbours in a manner that that would not

appear overbearing. As stated above , the general massing within the development steps the height
up into the centre of the site – thus ensuring a stepped massing which integrates well into the
established wider locality and allows the tallest – Block 7 – not to feel dominant.
11.14 Within the scheme, around the tallest element (Block 7) the spaces between Blocks 5 and 7 and
Blocks 7 and 4 have limited vehicular access and given over mostly to soft landscaping to be enjoyed
by residents and public enjoyment.
11.15 The siting of Block 7 has been carefully considered and directly influenced by Design Review Panel
who recommended its alignment with the new avenue so that Block 7 terminates the vista, marking
the end of the avenue – thus having strong townscape role (sense of place – strong identity – pleasing
when you look into the site down the road and providing good natural surveillance from the building
down the principal avenue. The alignment with the avenue is also considered to improve the sense of
arrival of Block F by providing a generous public realm/space around the entrance.
11.16 Table 4 below is an assessment against LLP Policy Q26
Policy Q26(b)
Scheme response
The applicant will be required to provide a clear and The proposed scheme meets these tests. The tall
convincing justification and demonstrate the
building causes no heritage harm and is well
appropriateness of the site for a tall building having
integrated into the character of the local area.
regard to the impact on heritage assets, the form,
proportion, composition, scale and character of the
immediate buildings and the character of the local
area (including urban grain and public
realm/landscape features)
i.

proposals for tall buildings will only be
considered acceptable in established low
rise residential neighbourhoods where they
are part of a comprehensive scheme which
integrates well with the locality.

The locality of the site has post-war tall buildings
already but it’s very immediate context is low-rise.
Therefore, this requirement needs to be
considered. Officers consider this to be a
comprehensive scheme that integrates well with
the locality.

The relevant parts of Policy (a) are set out below:
(i)will not adversely impact on strategic or
local views;

No harm results. This test is met.

(ii)design excellence is achieved (form,
proportion, silhouette, detailing and materials
etc.);

The tall building element meets this policy
requirement,

(iii)the proposal makes a positive contribution
to public realm and townscape including at
street level, whether individually or as part of
a group;

The scheme is large enough that it would read as a
distinct place in its own right. The public realm and
townscape are well considered. There will be a
significant enhancement along Landor Road. The
scheme meets this test.

(iv) where proposed near existing tall building n/a
groups, proposals should follow the
established principles of group composition
such as noticeable stepping down in height
around cluster edges;

(v) the proposal adequately addresses the
criteria in London Plan policy D9C in terms of
acceptable visual, environmental and
functional impacts including microclimate,

See Table 5 below.

wind turbulence, noise, daylight and sunlight,
reflective glare, aviation (including the
safeguarded zones around Heathrow Airport,
London City Airport, Battersea Heliport and
the helipad at Kings’ College Hospital),
navigation and electronic communication or
broadcast interference; and

(vi) it can be shown that the site can As discussed in this report the proposed scheme
accommodate the uses and quantum of has acceptable standards of amenity, access,
development proposed in terms of transport, accessibility and servicing.
meeting acceptable standards of
amenity, access, transport accessibility
and servicing.

11.17 Overall, the approach to scale and layout is considered acceptable; it will contribute positively to the
townscape integrate well with the established urban structure and public realm. As such, the proposal
would comply with LLP Policy Q26 Part A, and Part B.
11.18 As referred to in the table 4 above, part C of Policy D9 of the London Plan includes a list of impacts
which development proposals should address. These are set out below with an assessment against
each point.
11.19 Table 5 below is an assessment against LP Policy D9C.
LP Policy D9C consideration
Scheme response
1 Visual Impact
(a) the views of buildings from different
The development would cause no harm to any
distances
strategic or local view.
(b) whether part of a group or stand-alone, tall
The siting of Block 7 has been carefully
buildings should reinforce the spatial hierarchy
considered and directly influenced by Design
of the local and wider context and aid legibility
Review Panel who recommended its alignment
and wayfinding.
with the new avenue so that Block 7 terminates
the vista, marking the end of the avenue – thus
having strong townscape role.
(c) architectural quality and materials should be
The architectural quality is of a high standard
of an exemplary standard to ensure that the
and the materials have been carefully
appearance and architectural integrity of the
considered for attractiveness and ease of
building is maintained through its lifespan.
maintenance.
(d) proposals should take account of, and avoid
The proposed tall building would cause no harm
harm to, the significance of London’s heritage
to London’s heritage Assets.
assets and their settings. Proposals resulting in
harm will require clear and convincing
The building’s high-quality design and
justification, demonstrating that alternatives
improvements to the public realm would be a
have been explored and that there are clear
positive contribution to the character of the area.
public benefits that outweigh that harm. The
buildings should positively contribute to
the character of the area.
(e) buildings in the setting of a World Heritage
n/a
Site must preserve, and not harm, the
Outstanding Universal Value of the World
Heritage Site, and the ability to appreciate it.

(f) buildings near the River Thames, particularly
in the Thames Policy Area, should protect and
enhance the open quality of the river and the
riverside public realm, including views, and not
contribute to a canyon effect along the river
(g) buildings should not cause adverse reflected
glare.
h) buildings should be designed to minimise light
pollution from internal and external lighting
2 Functional Impact
(a) the internal and external design, including
construction detailing, the building’s materials
and its emergency exit routes must ensure the
safety of all occupants.
(b) buildings should be serviced, maintained and
managed in a manner that will preserve their
safety and quality, and not cause disturbance or
inconvenience to surrounding public realm.
Servicing, maintenance and building
management arrangements should be
considered at the start of the design process
(c) entrances, access routes, and ground floor
uses should be designed and placed to allow for
peak time use and to ensure there is no
unacceptable overcrowding or isolation in the
surrounding areas.
(d) it must be demonstrated that the capacity of
the area and its transport network is capable of
accommodating the quantum of development in
terms of access to facilities, services, walking
and cycling networks, and public transport for
people living or working in the building.
(e) jobs, services, facilities and economic activity
that will be provided by the development and the
regeneration potential this might provide should
inform the design so it maximises the benefits
these could bring to the area, and maximises
the role of the development as a catalyst for
further change in the area
(f) buildings, including their construction, should
not interfere with aviation, navigation or
telecommunication, and should avoid a
significant detrimental effect on solar energy
generation on adjoining buildings
3 Environmental Impact
(a) wind, daylight, sunlight penetration and
temperature conditions around the building(s)
and neighbourhood must be carefully
considered and not compromise comfort and the
enjoyment of open spaces, including water
spaces, around the building.

n/a

Subject to condition recommended proposal
would be acceptable.
Subject to condition recommended proposal
would be acceptable.
The layout and facilities in the buildings
generally follow relevant guidance of BS9991
and Part B.
The main point of access into the site is the
Avenue for pedestrian and vehicles. The avenue
is wide, approximately 19m, with dedicated
footpaths and in-line parking bays interspersed
with soft landscaped that should ensure that car
parking does not dominate the new tree-lined
avenue and contributes to the overall greening
and visual amenity of the site.
The entrance and access routes have been
designed to accommodate the expected level of
activity to ensure ease of use and
lack of overcrowding.
The development would be car free with only
accessible parking on site. The impact on the
transport network has been assessed and found
acceptable subject to conditions and planning
obligations being secured.
The buildings have been designed to
accommodate the specialist needs of the
proposed use/future occupiers. It would
contribute positively to the townscape integrate
well with the established urban structure and
public realm.
The building is of a similar height to existing
tall buildings in local area. It is considered it
would not have significant impacts in these
respect of telecommunications (a condition (33)
is recommended that a report is submitted in
respect to any impact and mitigation measures)
The local environmental impacts have been
assessed and mitigation measures where
required are recommended to be secured
through conditions.

(b) air movement affected by the building(s)
should support the effective dispersion of
pollutants, but not adversely affect street-level
conditions
(c) noise created by air movements around the
building(s), servicing machinery, or building
uses, should not detract from the comfort and
enjoyment of open spaces around the building
4 Cumulative Impacts
(a) the cumulative visual, functional and
environmental impacts of proposed, consented
and planned tall buildings in an area must be
considered when assessing tall building
proposals and when developing plans for an
area. Mitigation measures should be identified
and designed into the building as integral
features from the outset to avoid retro-fitting.

The local environmental impacts have been
assessed and mitigation measures where
required are recommended to be secured
through conditions.
The local environmental impacts have been
assessed and mitigation measures where
required are recommended to be secured
through conditions.
The visual impact on the development has been
cumulatively with other consented developments
in the wider area. The local environmental
impacts have been assessed and mitigation
measures where required are recommended to
be secured through conditions.

11.20 For heritage impacts and wider assessment of compliance with Policy Q26 (b) see discussion later
below.
11.21 Local Views
11.22 LLP Policy Q26 Part A, states that tall building will be supported where they ‘will not adversely impact
on strategic or local views’ and LLP Policy Q25 ‘Views’ Part B states that ‘the council will seek to
protect their general composition and character from harm’. A detailed townscape, heritage, and visual
impact assessment (THVIA) has been submitted to demonstrate the impact on views. Officers have
also undertaken views analysis using VU.CITY to determine the impact of the proposal on affected
Lambeth Local Views.
11.23 The site does not affect strategic views or protected vistas. However, the site does fall within
Panorama i - Views NNW from Brockwell Park to (a) Lambeth Town Hall’s tower and (b) St Matthew’s
Church tower; and (c) views N and NNE to the city. Viewing locations and visual management
guidance for each of these views are set out in the Draft Lambeth Views SPD (2020) and have
informed this analysis.
11.24 In views (a) and (b) looking NNW from the park the landmark towers of St Matthew’s church, a grade
II* building, and Lambeth Town Hall, a grade II listed building, can be seen in the view. Both towers
have ornamental architectural forms executed in stone and are framed by the park’s mature trees in
the foreground. ‘The middle ground comprises Brixton’s historic roofscape of low-rise housing
including grade II listed buildings on Brixton Water Lane. In the background distant towers can be
glimpsed’ (Draft Lambeth Views SPD).
11.25 The site falls within the background of views (a) and (b) and Block 7 would be visible in both views.
The views designation in local policy makes it medium value. The view is in a well-used local park
with townscape interest and therefore has a medium susceptibility to change. Overall, the viewpoint
has a Medium Sensitivity.
11.26 In view (a) Block 7 would be located to the left of the assets in the view It would also be in a similar
position in view (b). The draft SPD provides guidance for proposed development in these views
‘Development here should not compete visually with the landmark towers. This could be achieved by
using simple built forms and mute colour palettes’. In both instances the proposal would not appear in
the backdrop or immediately adjacent to the landmark towers in the view. Block 7 would be a similar
height to other taller buildings in the distance and as such would not appear dominant or detracting in

relation to the heritage assets which are the focus of the views. Furthermore, the VU city model has
removed the trees for clarity, in reality the dense trees in the foreground already frame the heritage
assets in the views and will screen the proposal from view in the spring and summer months. The
silhouette of the landmark listed buildings would remain the focus in the views and will be unaltered.
The proposal would have a small impact on the view.
11.27 The proposed development of the site would result in a minor effect on the view. That effect is not
negative.

Figure 19 - View (a) - VU.CITY model

Figure 20 - View (a) – Draft Lambeth Views SPD

Figure 21 - View (b) - VU.CITY model

Figure 22 - View (b) – Draft Lambeth Views SPD, 2020
11.28 View (c) (not provided by applicant, desk based assessment undertaken by design and conservation
officer) looking N and NNE to the city is a kinetic view that provides a wide panoramic view with
glimpses of recognisable city landmarks in the distance including St Paul’s Cathedral, London Eye,
Telecom Tower and Canary Wharf. The trees and landscape in the park dominate the foreground, in
the middle ground is the low to mid rise roofscape of the central and northern parts of Lambeth
borough that allow distant views of city landmarks. Officers’ analyses demonstrate that the proposal
would not be visible in view (c) and as such there would be no impact on this view. The proposed
development of the site would result in a no change on the view.
11.29 General Townscape Impacts
11.30 The applicant’s TVIA is comprehensive, and officers are comfortable that all key townscape impacts
have been considered. Clearly the proposal’s Block 7 will be visible in views within the existing
townscape. However, we do not consider that the effect on any townscape is unacceptable.
11.31 This is because a tall building terminating a view is not considered unusual for the middle / northern
part of Lambeth where there are numerous examples locally of tall buildings appearing within views
along Victorian streets. In this instance the understated built form and the use of locally distinct
materials ensures that the proposal sits comfortably within its townscape context.
11.32 Architectural Quality: Appearance and Materials
11.33 LLP Policies Q5, Q6, Q7 and Q26 are relevant here. Low and medium scaled buildings would have a
modern architectural aesthetic that is heavily influenced by the prevailing Victorian and Georgian
architecture in the surrounding context. The form of the lower buildings has been carefully modelled to
add depth along internal routes. This is successful for several reasons; firstly, it breaks up the visual
mass of the building and as such buildings will not appear overwhelming or dominant. Secondly, the

proposed vertical recess in elevations creates a rhythm reminiscent of a traditional urban street rather
than appearing as one continuous block. Thirdly, it provides opportunities to vary the roof form,
architecture, and materials of each element, adding interest within the streetscene. Brick would be the
predominant material used in elevations and is supported considering the context which is
characterised by brick buildings. The proposal indicates London stock brick will be the primary brick
used with some elevations and details in white and grey brick. Generally, elevations comprise three
parts; a defined base, main body and roof – reflecting the principles of composition in vernacular
architecture. Windows have generous proportions and are arranged in a grid format that results in
well-ordered elevations that also echo the principles of the surrounding context. Detailing such as
rusticated brick base, window surrounds, metal balustrades and brick recesses are a key part of the
architectural approach that together add a layer of richness and texture to elevations and the
townscape.

Figure 23 -Proposed Avenue Vista looking south-west and south-east (Source DAS)

Figure24 - Proposed key materials (Source: DAS)
11.34 Block 7 (Tallest Block) would also have a modern contemporary appearance faced in London stock
brick. Block 7 form has been carefully considered. The building has an orthogonal form with side
‘wings’ that are set back from the front and rear elevation by 4m and 3.5m respectively and is set
lower in height by approximately two storeys. Its reduced scale gives it a subordinate recessive
appearance to the rest of the building. Altogether, the stepped front and rear elevations creates

verticality and emphasises the central portion of the elevation thus improving the proportions of the
building and creating an interesting form and silhouette.
11.35 Front and rear elevations are in yellow stock brick and based on grid arrangement similar to the lower
blocks creating a strong visual connection within the development. Whilst blocks have their own
identity through differing architectural expression it is evident that they form part of a visually cohesive
family of buildings. There is a clear hierarchy within the well-ordered five-bay brick frame elevations
comprising a two storey rusticated base, the middle and main part of the elevation and the two storey
defined top. The base helps to ground the building and relates well to the human scale. The two outer
bays of the main part of the elevation contain recessed balconies which add depth and a further
degree of modelling to elevations and the building form. The brick frame extends over two storeys
creating an effective termination and cap to the building. The detailing is subtle yet effective; white and
grey brick are used as accents, vertical recessed brick channels add verticality and chamfered
elevations add depth to elevations.
11.36 With regards to graffiti, officers raised concern regarding Block 7 that the elevation creates a blank
ground floor treatment and inactive blank edge that could lead to being to an area for tagging and
graffiti. The applicant has responded (email dated 20/10/21) as follows:
•
•

In most areas of the site have created active frontage which creates natural surveillance and
very little surface area.
In locations such as base of the Tower and a wall of Block 2 the following approach has been
taken to prevent vandalism:
o The walls would be entirely screened by densely pre-grown living screens, this
solution by suppliers such as Mobilane and Hedra Screens are recognised for their
quick install and suitability for prevention of property damage such as graffiti. These
can be pre-grown and installed to a height of 3m.
o A line of defensible hedge planting to the height of 1.5m utilising species such as
Berberis which are spiny barrier hedges that would further deny access to the walls.
o Ornamental and tree planting in these locations would create a visual barrier to the
wall behind making this an unattractive place to graffiti.

11.37 An informative is recommended that the above is considered as part of the landscaping details to be
submitted.
11.38 Overall, the proposal, would have an interesting built form with an attractive contemporary appearance
which responds to the context successfully. The applicant’s design and access statement sets out a
strong and persuasive design narrative generally and in particular for Block 7 (the tallest building).
That building’s silhouette has very much been influenced by the local views it is visible from. Locally
distinct materials, conventional window openings punched into brick elevations etc. help integrate the
scheme with its context. Officers are comfortable that the scheme meets the test of high design
quality subject to conditions (14 and 15) recommended that (a) 1:10 scale drawings of all external
construction detailing (including vents and extracts, balustrades, windows and doors, parapets and
copings, rainwater goods, soffits, canopies etc. and (b) sample panels of materials to be erected on
site.
11.39 Subject to this the proposal would accord with LLP Policies Q5, Q6, Q7 and Q26.
11.40 Boundary Treatment
11.41 The boundary treatment includes low railings with access gates to front and rear private amenity
spaces. These would serve to define private and public space but would provide greater natural
surveillance of the avenue/streets within site. Details of the boundary treatment can be secured by
condition (17). Subject to this condition, the proposal would accord with LLP Policy Q15.
11.42 Impact on Heritage Assets
11.43 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 planning policies applying to the borough. The assessment that
follows has been made within this context.

11.44 The first step is for the decision-maker to consider any designated heritage assets which would be
affected by the proposed development and assess whether the proposed development would result in
any harm to the significance of such an asset.
11.45 The assessment of the nature and extent of harm to a designated heritage asset is a matter for the
planning judgement of the decision-maker, looking at the facts of a particular case and taking into
account the importance of the asset in question. Proposals that are in themselves minor could
conceivably cause substantial harm, depending on the specific context, or when viewed against the
cumulative backdrop of earlier changes affecting the asset or its setting. Even minimal harm to the
value of a designated heritage asset should be placed within the category of less than substantial
harm.
11.46 As noted in the beginning of the Agenda Pack, the NPPF (paragraph 200) states that any harm to, or
loss of, the significance of a designated heritage asset requires “clear and convincing justification”.
The NPPF expands on this by providing (paragraph 201) that planning permission should be refused
where substantial harm or total loss of a designated heritage asset will occur, unless this is necessary
to achieve substantial public benefits that outweigh that harm or loss, or unless all the four tests set
out in paragraph 201 are satisfied in a case where the nature of the asset prevents all reasonable
uses of the site. Where less than substantial harm arises, paragraph 202 of the NPPF directs the
decision-maker to weigh this against the public benefits of the proposal including, where appropriate,
securing its optimum viable use.
11.47 In terms of what constitutes a public benefit, this can be anything that delivers economic, social or
environmental objectives, which are the three overarching objectives of the planning system according
to the NPPF. The Planning Practice Guidance advises that “public benefits should flow from the
proposed development. They should be of a nature or scale to be of benefit to the public at large and
not just be a private benefit. However, benefits do not always have to be visible or accessible to the
public in order to be genuine public benefits, for example, works to a listed private dwelling which
secure its future as a designated heritage asset could be a public benefit”. The degree of weight to
attach to any particular public benefit is a matter for the decision-maker, having regard to factors such
as the nature and extent of the benefit and the likelihood of the benefit being enjoyed. Different
benefits may attract different amounts of weight.
11.48 The decision-maker is directed therefore by the NPPF to balance any harm to the significance of a
designated heritage asset against the public benefits that flow from the proposal by considering in the
case of less than substantial harm whether this harm is outweighed by the public benefits of the
proposal, or in the case of substantial harm whether the tests in paragraph 201 of the NPPF are met.
Importantly, these balancing exercises are not simple unweighted exercises in which the decisionmaker is free to give the harm whatever degree of weight they wish.
11.49 As regards to non-designated heritage assets, these are buildings, monuments, sites, places, areas or
landscapes identified by plan-making bodies as having a degree of heritage significance meriting
consideration in planning decisions, but which do not meet the criteria for designated heritage assets.
For the most part, non-designated heritage assets will have been included on the Council’s Local List,
but it is not necessary for an asset to be included on the Local List in order for it to be treated as a
non-designated heritage asset. LLP Policy Q23 relates to non-designated heritage assets, seeking
their protection.
11.50 If there is harm to the significance of a non-designated heritage asset, paragraph 203 of the NPPF
requires the decision-maker to arrive at a balanced judgement, having regard to the scale of any harm
or loss and the significance of the asset. In carrying out that balance, the NPPF does not seek to
prescribe how that balance should be undertaken or what weight should be given to any particular
matter. In order to take a protective approach, considerable importance and weight should be given to
any harm to a non-designated heritage asset.
11.51 The applicant has provided a comprehensive heritage and townscape analysis covering the relevant
nearby heritage assets. Officers have reviewed the submission and offer comments below on the key
built heritage considerations only where there is disagreement or where greater narrative is
considered necessary. It should be noted that officers have discounted the impact of construction
cranes on the significance of the assets as the cranes during the construction period are only
temporary and such impacts are not required to be assessed by Local Plan policy.

11.52 Impact on heritage assets: Statutory Listed Buildings
11.53 A wide range of buildings have been assessed by the applicant. Officers are in agreement with the
applicant’s assessment that there will be no adverse effect on significance (including setting) from the
completed scheme.
11.54 Impact on heritage assets: Registered Landscapes
11.55 Ruskin Park
11.56 Ruskin Park is an early 20th Century grade II registered Park designed by J J Sexby and named after
John Ruskin who lived in the neighbourhood. Ruskin Park is located some distance from the site,
approximately 1,700m east of the site. The Register Entry for Ruskin Park was first issued 1997 and
was subsequently amended in 2001. It provides a description of the historical development of the park
together with a detailed description of the park and references.
11.57 The site forms part of the wider and highly diverse townscape setting of the heritage asset which
together are part of the modern dynamic context of urban London. There are no links of particular
historical or architectural interest between the park and the site. No paths or avenues/ landmarks
features or vantage points within the park are specifically orientated towards the site.
11.58 Given the height of the proposal it is likely that there will be a degree of visibility of the scheme from
areas within Ruskin Park – especially its southern areas that are higher level. The southern spaces of
Ruskin Park are playing fields that are lower design value in terms of significance of the landscape.
View 17 (figure25 below) is within the park and demonstrate that tall buildings in the middle ground of
the view (International House, Brixton and Birrell House) and tree canopy would screen Block 7. The
open green character of the park would remain. There would be no harm to the park’s significance.

Figure 25 -View 17
11.59 Brockwell Park
11.60 Brockwell Park is a 19th Century grade II registered Park located approximately 1200m to the
southeast of the site. The Register Entry of Brockwell Park was first issued in 1987 and was
subsequently amended in 2001 with minor enhancement in 2020. It provides a description of the
historical development of the park together with a detailed description of the park and references.

11.61 The landscape originally served Brockwell Hall a grade II* gentleman’s suburban villa now used as
refreshment rooms. The Park forms part of the Brockwell Park Conservation Area (CA39) which also
includes adjoining residential properties to the south and east boundaries of the park. First designated
in 1986 the park was enlarged to consolidate these boundaries in 1999. The Park provides
outstanding views across the landscape to the rest of the borough and beyond to central London and
Canary Wharf. There are no links of particular historical or architectural interest between the park and
the site. However, there are vantage points of key Lambeth landmarks (Lambeth Town Hall and St
Matthew’s Church, Brixton) from the northern part of the park that orientate towards the site. The
impact on these views is discussed separately in the Local Views section below.
11.62 Generally, the contrast between the vast green landscape and tree canopy of the park with urban
London around its perimeter and beyond creates a dynamic context. Given the height of the proposal
it is likely that there will be a degree of visibility of the scheme from areas within Brockwell Park –
especially its southern areas that are higher level. The applicant has provided a view (16) (figure26
below) from such higher level, close to Brockwell Hall. In this view the proposal would not be visible
screened by dense tree canopy in the park. The open green character of the park, its listed structures
and gardens are integral part of the parks significance as a registered park and conservation area.
The view demonstrates that there would be no harm to the park or conservation significance. Where
the proposal may be seen in other parts of the park it is likely that it would form part of the wider urban
landscape and as such contribute to the richness of views.

Figure 26 - Applicants View 16 – Brockwell Park
11.63 Impact on heritage assets: Conservation Areas
11.64 Officers are in general agreement with applicant’s conclusions on the impact of the proposal on the
significance of local conservation areas. However, there is one case where the analysis differs; this is
regarding the Trinity Gardens Conservation Area.

11.65 Trinity Gardens Conservation Area (CA18)
11.66 The conservation area has a generally leafy and tranquil character comprising largely 19th century
and early 20th century buildings including Trinity Homes (formerly Bailey's Almshouses), Gresham
Almshouses grouped around a green quadrangle and Alpha Place (the former Santley Street School).
The conservation area has three distinct character parts. The first area has imposing early 19th
century residential development along Acre Lane, the second area has more modest terraces leading
to and enclosing Trinity Gardens, and the third area is the late Victorian City of London Almshouses
(Gresham Almshouses).
11.67 The setting of the conservation area is characterised by a mixture of development types. The general
character is of 19th Century housing. However, post war towers are visible in views to the north
(Pinter House, Arden House, Beckett House), International House, Popes Road can be glimpsed in
view eastward from Trinity Gardens and Brook House, Brixton Hill is visible in some views southward.
The character is therefore varied but no development (low or tall) within the setting has an effect that
might be considered unduly prominent, dominant or discordant to such an extent that harm results to
the setting of the Conservation Area.
11.68 The view looking north along the western side of Trinity Gardens towards the tall tree canopy of the
City of London Almshouses is identified as an important view in the Trinity Gardens Conservation
Area Character Appraisal (2017). See view below (figure 27.).

Figure 27 - view looking north along the western side of Trinity Gardens towards the tall tree canopy
of the City of London Almshouses
11.69 In this view, distant, beyond the trees, the 1970s towers of Pinter House, Ardren House and Beckett
House can already be glimpsed through the tree canopy when the trees are not in leaf. See below
(figure28). It should be noted that the adopted character appraisal does not identify them has harmful,

Figure 28 - Zoomed in view looking north along the western side of Trinity Gardens towards the tall
tree canopy of the City of London Almshouses

11.70 Figure 29- VU city model showing Block 7 in this context (no tree canopies).
11.71 Block 7 would appear in this view rising behind the trees and to the left of the 1970s towers. The tree
canopies of would largely screen the Block in spring and summer thus lessening its visibility. In the
winter Block 7 would be visible through and slightly above the tree canopy resulting in a noticeable
degree of change to this view.

11.72 The setting of the conservation area is formed by many views out in numerous directions. The
presence of Block 7 is clearly a change in the view, but officers are of the view that this change is not
necessarily adverse as all the key components of the view remain intact, the proposal will be screened
by trees, and even when visible, it will not be so dominant, discordant of distracting that it would draw
the eye and diminish the viewers ability to appreciate the attractive townscape of the conservation
area.
11.73 Given the assessment above officers disagree with the applicant’s assessment that a minor adverse
effect results to the significance of the Trinity Gardens Conservation Area as a whole. Officers
consider the effect to be neutral. No harm results. Should the decision maker consider that there is
harm here, we advise that, given the visibility of the proposal, and nature of the significance of this
Conservation Area, it would be a very low level of less than substantial harm.
11.74 Impact upon Heritage Assets: Non-designated heritage assets (NDHAs)
11.75 Locally listed Gate Piers to Lambeth Hospital:
11.76 A pair of impressive Portland stone gate piers are located at the entrance to the site along Landor
Road (see figure 30 below). The piers survive from the original 1870s hospital but are now further
back than their original position and set further apart. The gate piers are locally listed for their
architecture and history. Their significance lies in their prominent location marking the entrance into
the site, their visual contribution to the streetscape and their relationship to the original hospital on site.

Figure 30 - Listed Piers
11.77 The proposal seeks to relocate the piers again due to the realignment of the access point into the site.
The applicant considers that a minor adverse effect results. Officers note that the piers are currently
not in their original location and that their current arrangement dates from the 1990s redevelopment of
the site. An image (figure31 below) showing the historic arrangement is below – they were on the
back edge of pavement and close together.

Figure 31 -.Listed Piers
11.78 The further relocation would not harm their significance given that (1) they remain within the site, (2)
they would continue to mark an entrance into the site, and (3) would remain as evidence of the historic
use of the site. A condition (9) is recommended relating to the relocation and submission of a Method
Statement and an informative (10) regarding the reinstatement of the globe lanterns.
11.79 Subject to conditions the proposal would comply with LLP Policy Q23 Part C.
11.80 Officers have also assessed the remaining Victorian buildings on the site. The first is the ‘Porters
Lodge’ which is a single storey building to the east of the main entrance gates, and the second is
‘Landor House’ on the site which is a two storey structure located a little further south on the eastern
boundary. See figure 32 below

Figure 32 - .Porters Lodge

11.81 The Porters Lodge in stock and red brick with slate roof, has modern windows and doors. This
building appears to date from the first phase of hospital development. The building as a degree of
architectural interest and some historical value because it is a survivor from the original hospital.

Figure 33 - Landor House
11.82 Landor House - in stock brick with red sandstone and terracotta dressings, timber windows and a
hipped slate roof. The building as a degree of architectural interest and some historical value because
it is a survivor from the hospital complex although it post-dates the first phase of development –
having been built between 1900 and 1912.
11.83 Officers consider that these buildings have sufficient heritage significance to warrant their
consideration as non-designated heritage assets and as such their loss would conflict with LLP Policy
Q23. This is discussed further below.
11.84 Impact upon heritage assets: Summary
11.85 The impact of the development on heritage assets has been assessed and the results are
summarised as follows:
• statutory listed buildings – Officers consider no harm results to the significance (including
settings) of any statutory listed buildings and therefore the proposal meets the policy test (LLP
Policy Q20);
• registered landscapes – Officers consider no harm results to the significance (including
settings) of any registered landscapes and therefore the proposal meets the policy test (LLP
Policy Q21); and
• conservation areas - Officers consider no harm results to the significance (including settings)
of any conservation areas and therefore the proposal meets the policy test (LLP Policy Q22).
11.86 Non-designated heritage assets
11.87 Officers identified the buildings (Porters Lodge and Landor house) are non-designated heritage assets
even though they are not included on the current local list.
11.88 Their demolition would result in the loss of these assets and so the proposal would not meet LLP
Policy Q23 Non-designated heritage assets, part (B)(ii) sustain or enhance their significance; and (iii)
protect them and their settings. Para. 10.109 of the LLP states that proposals that will have a harmful
impact will be required to meet the relevant tests set out in the NPPF. Paragraph 203 of the NPPF
states the following:
The effect of an application on the significance of a non-designated heritage asset should be taken
into account in determining the application. In weighing applications that directly or indirectly affect
non-designated heritage assets, a balanced judgement will be required having regard to the scale of
any harm or loss and the significance of the heritage asset.

11.89 Weighing against the scheme is the low degree of harm to the significance of the buildings as a nondesignated heritage asset. A protective approach should be taken, and considerable importance and
weight should be attached to this harm. However, the proposal’s public benefits are considered to be
substantial and would outweigh this heritage harm. The proposed development is therefore
considered to comply with the Development Plan overall.
11.90 Assessment of harm versus benefits
11.91 Officers have considered Porters Lodge and Landor house to be a non-designated heritage asset. The
buildings has some local historic and architectural significance, but resultant heritage harm is low
given their characteristics . As mentioned, the proposed development conflicts with LLP Policy Q23 as
the buildings are to be demolished. Where there is harm, the LP requires the proposal to meet the
relevant test in the NPPF. This is set out in paragraph 203 which states that in weighing applications
that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the heritage asset. The proposal
would not result in harm to any other heritage asset
11.92 In this case, officers consider that the development provides the following public benefits:
11.93 Economic
• The application would be subject to an employment and skills financial contribution of
£365,153.96to be used towards vocational training and employment support
• Employment and Skills Plan secured 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.
• Benefits to local economy associated with new residents and workers supporting local
businesses
• Would support employment in some form on site:
o 195 direct construction jobs per annum over the construction period
o 294 indirect construction jobs per annum over the construction period
o Indication that 11-15 jobs both part and full time could be created as part of proposed
development
11.94 Social
• The provision of 553 new dwellings, of which 253 would be affordable housing. This equates
to 50% (750) by HBR.
• The relocation of existing facilities are proposed off site to a new purpose built building facility
on Maudsley Hospital site to improve patient care.
11.95 Environmental
• The scheme would increase the biodiversity and urban greening on the site.
• Enhancements to public realm and creation of active frontage along Landor Road.
• Optimising and delivering sustainable development of brownfield land
11.96 Public Realm
• Improvements to the public realm on Landor Road
11.97 Transport
• Financial contribution towards junction improvements at Voltaire Road / A3 Clapham High
Street - £175,000
• Financial contribution towards update of Legible London Signage - £5,200
11.98 Officers consider that the above constitutes public benefits that would outweigh the harm to from the
loss of the non-designated heritage assets identified or should harm be identified to designated
heritage assets or conservation areas

12

Standard of residential accommodation

12.1 Development Density
12.2 LP Policy D3 no longer applies target densities and instead seeks to optimise density through good
design. The design-led approach seeks the most appropriate form of development that responds to a
site’s context and capacity for growth. 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. Part B of the policy promotes higher density
development in locations that are well connected to jobs, services, infrastructure and amenities by
public transport, walking and cycling. In making a determination on whether a proposal is the most
appropriate form of development, Part D 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) (See sections 11 and
16 of this report)
• Experience (good quality accommodation, safe and secure environments and active
frontages onto the public realm, help prevent or mitigate impacts of noise and air quality) (See
sections 12 and 13 of this report)
• Quality and character (respond to the existing character, high quality architecture and high
sustainability standards) (see sections 11 and 17 of this report)
12.3 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.
12.4 Layout and access
12.5 LP Policy D6 and Table 3.1. reflect the adoption of nationally prescribed minimum space standards.
LLP Policy H5 (A) (ii) that dwellings meet the private internal space standards set out in LP Policy D6.
12.6 The proposed layouts would achieve comfortable and functional layouts which are fit for purpose and
will meet the needs of future occupiers. All units will meet or exceed the minimum space standards set
out in the LP policy D6 and provide adequate room sizes, internal floor to ceiling heights and storage
space.
12.7 The low cost rented accommodation is located within individual blocks so that they are all served by
the same lift/stairway access however the blocks are mixed across the site. It is considered that the
proposal would achieve a mixed and inclusive community with regard to positioning of affordable and
non-affordable elements. The layout of blocks ensures that the development functions as a whole and
works as one.
12.8 In terms of access, the town houses would all have their own individual entrance to the dwellings. The
ground floor units could be individually accessed through an entrance from the street/communal
courtyards or via the communal lobby. All the units on the upper floors would be accessed via a
communal lobby that leads to a lift/stair core where future occupiers would then be able to access the
residential units. Each core across all blocks in the development would serve less than the
recommended eight units per floor stipulated in the LP Housing SPD.
12.9 Accessible, Adaptable and Wheelchair Housing Provision
12.10 LP Policy D5 which seeks to ensure developments achieve the highest standards of accessible
inclusive design. LP 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.

12.11 65 units (11.7%) a slightly higher proportion than the required 10% would be designed to comply with
part M4 (3) of the Building Regulations. The remaining 488 units (88.2%) would need to comply with
Building Regulations requirements Part M4(2) This would be secured by condition (19). The M4(3)
units are spread throughout the development.
12.12 The Council’s Building Control Officer has reviewed the proposal in this respect and advised that
accessibility provisions appear to be well considered with comprehensive references to the guidance
in ADM Vol1 (Approved Document M: access to and use of buildings) for new dwellings.
12.13 Privacy/Outlook
12.14 LLP Policy Q2 (ii) states that development would be supported where acceptable standards of privacy
are provided without a diminution of design quality, part (iii) adequate outlooks are provided avoiding
wherever possible any undue sense of enclosure or unacceptable levels of overlooking (or perceived
overlooking).
12.15 The applicant has provided a drawing (figure 34 below) that illustrates distances between buildings
within the development are generally 18m or more to enable good levels of privacy and outlook.
Where distances fall below this some to 15m and others that fall below 15m this occurs primarily
between residential corner units.

Figure 34 – Window offsets (Source: Offsets Diagram, dated October 2021)
12.16 To address any overlooking and maintain privacy between these units the applicant has proposed
directional film (Wincos Control Film - that can be applied on an inside face of a double glazed unit)
and offers an option for multiple angles of directional obscuring and proposed obscure glazing
(Vanceva Artic Snow or similar). Indicative floor plans have been provided within the addendum DAS
illustrating where the proposed obscure glazing and directional film would be applied.

12.17 Where mitigation is considered necessary the indicative drawings show that in most instances
directional film would be applied. Some specification details have been provided that indicates that the
directional film can be applied to control upper and lower direction vision and left and right direction
(see figure 35 below). The specification provided indicates this is done ‘without losing the transparent
feel of glass or daylight’. Given this would be primarily to bedroom windows this is considered
satisfactory. Where this would apply to living rooms in most cases it is generally to secondary
windows. There are some units where it would apply to principal windows and in these cases there
may be scope to apply to only one window or part of the window noting the film can be applied to limit
views in particular orientation as illustrated in figure 21 below. A condition (20) would be imposed that
details of the obscure glazing/directional film and scaled drawings showing location of installation be
submitted for approval to ensure privacy is maintained in accordance with relevant parts of LLP Policy
Q2.

Figure 35 – Image on left example of upper and lower vision control; image on right example of left
and right direction (Source: Letter from ESA Architecture)
12.18 At ground floor each of the units would have defensible space and landscaping to reduce direct views
into the units and maintain sufficient privacy. It is noted that at ground floor, two units, one within each
block 5 and 6 (ref:BLK5-B3-00-03 and BLK6-B3-00-04), have bedroom windows that face towards the
cycle store (cycle entrance located away from the windows). These windows and the cycle store are
separated by gardens and would have an outlook over the garden. There are some windows within
the side elevation of each of the units these are secondary windows to a bedroom and living areas
and non-habitable rooms. These windows overlook a path separated by landscaping. Whilst this is not
ideal the windows are secondary and any overlooking from people using the path could be addressed
through landscaping/defensible space to maintain sufficient privacy. On upper floors between curved
balconies, fins have been provided to prevent overlooking. Condition (21) would be imposed that
details of planting/fins is provided to ensure privacy is maintained in accordance with relevant parts of
LLP Policy Q2.
12.19 Aspect
12.20 LLP Policy H5 (A) (i) states that developments provide dual aspect accommodation, unless
exceptional circumstances are demonstrated.
12.21 The applicant has provided a schedule of the aspect types illustrated in table 6 below and illustrated
this for each floor. Figure 21 below shows an illustration for the first floor as an example.

Table 6 – Schedule of Aspect Types (Source: Dual Aspect Provision, dated 18 October 2021)

Figure 36 – First Floor (Source: Dual Aspect Provision, dated 18 October 2021)
12.22 The Mayor’s Housing SPG defines dual aspect as those with ‘openable windows on two external
walls’. In this respect there would be 195 (36%) units that would have windows on opposite sides.
Units where the second aspect is on the same elevation within a recessed balcony offer an
improvement on single aspect but are not treated as dual aspect. There are 220 (39%) units indicated

as corner units or projected form that would for the most part come under this type. There are 80
(14%) single aspect units, none of which are north facing and 58 (10) single aspect units that have a
second aspect over an inset balcony. In this instance it is considered that on balance the design
approach adopted has tried to achieve residential accommodation in terms of outlook, and ventilation
that is of good quality for future occupiers.
12.23 Overall, officers consider that the proposed internal layout design of the residential accommodation in
terms of the units per floor, unit sizes and aspect is on balance acceptable in this instance and accord
with LP policy D6 and LLP Policy H5(a) and relevant parts of Policy Q2.
12.24 Daylight/Sunlight and Overshadowing.
12.25 LLP Policy Q2 (iv) states that development will be supported if it would not have an unacceptable
impact on levels of daylight and sunlight on the host building and part (vi) adequate outdoor amenity
space is provided free from overshadowing.
12.26 An internal daylight and sunlight assessment was submitted (Technical chapter as part of the EIA –
ES Vol II Chapter 15) and a further addendum submitted (01/02/2021), undertaken by Point 2. This
was reviewed by the Council’s consultant EB7.
12.27 Daylight
12.28 The provision of suitable daylight and sunlight to the new development has been considered. 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
room use with standard ADF targets 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 and thus often analysis is
on the basis of still including the kitchen area within the assessment (albeit we are then considering a
target for the predominant room use of an ADF of 1.5% for living room).
12.29 The applicant has assessed all rooms within this proposed development and has confirmed that 85%
(1,269 of 1,517 rooms) would meet or exceed the recommendations with regard to ADF assuming
1.5% target for LKD’s, . This is considered a reasonable rate of overall compliance for a scheme of
this scale.
12.30 The table 7 below indicates that of the 221 rooms not meeting the use specific target values 124 are
within the private tenure and 97 are within the affordable rented tenure.

Rooms not meeting use-specific target values
Social/Affordable
Block Number
Private Tenure
Tenure
Block 1
0
26
Block 2
0
28
Block 3
0
3
Block 4
0
8
Block 5
44
0
Block 6
44
18
Block 7
34
0
Block 8
2
0
Block 9
0
14
Breakdown Total
124
97
221
Combined Total

Table 7 - Rooms not meeting use specific target values (Source: Point 2)

Block Address
Block 8
Block 1
Block 2
Blocks 3 & 7
Block 4
Block 6
Blocks 5 & 9
TOTALS

Total

LKD
Passes

%

3
16
18
12
19
39
33
140

1
15
17
12
19
38
27
129

33
94
94
100
100
97
82
73

BEDROOM
Total
Passes
14
89
102
189
164
213
190
961

14
79
89
186
163
172
162
865

INTERNAL ADF SUMMARY (LKDs 1.5%)
LD
%
Total
Passes
%
Total
100
89
87
98
99
81
85
90

0
27
22
95
65
101
88
397

0
13
10
61
59
88
68
298

0
52
48
64
91
87
79
75

0
2
2
0
1
0
0
5

KITCHEN
Passes

%

Total

STUDIO
Passes

%

Total

ALL ROOMS
Passes

%

0
0
0
0
0
0
0
0

0
0
0
0
0
0
0
0

0
1
0
0
0
8
4
13

0
0
0
0
0
3
0
3

0
0
0
0
0
38
0
23

17
135
144
296
249
361
315
1517

15
107
116
259
241
301
257
1296

88
79
81
88
97
83
82
85

Table 8 -. Internal Daylight BRE Compliance (ADF) Summary (Source: Point 2 )
12.31 The table 8 above shows a summary of compliance for the different room uses. Overall, 129 LKD of a
total 140 would pass, this equates to 73%. The results show 865 bedrooms of a total of 961 would
pass, this equates to 90%, 298 LD of a total 397 would pass, this equates to 75%. Of the five rooms
identified as kitchens none would pass, Of the studios (1 bed flats) 3 of the 13 would pass, this
equates to 23%.
12.32 Of the 221 rooms not meeting the target, 161 rooms (76%) are affected by balconies. In many cases
these rooms are affected by inboard balconies which have a brick enclosure and thus the
room/window is set back from the façade of the building. This set back configuration reduces the view
of the sky and available daylight that reaches the window face.
12.33 The other majority of occurrences of non-compliances that are not affected by inboard balconies can
be attributed to the large, deep floor spaces and/or in some cases as a result of flanking walls of the
massing configuration that limits the oblique view of the sky. The building spacing is considered
appropriate.
12.34 Further to the above, a commentary has been provided below which breaks down the effect by block
considering the units within the block and a summary:
12.35 Block 1
12.36 27 out of 45 units within block 1 have rooms that fall below BRE guidance. In general these units only
have a single room that is below BRE guidance meaning that the dwelling would still provide rooms
with good light levels. There is only 1 dwelling that has more than one room that is below BRE
guidance. This is a 2-bedroom property and therefore this dwelling would still provide accommodation
where good light levels are achieved. It is noted that in some cases, the rooms that experience lower
light levels have deeper floorplates e.g. BLK-B1-01-06 where light levels would be difficult to achieve
across the whole room.
12.37 Rooms situated within 11 units have LDs and LKDs that are below 1%. Where there are LDs or LKDs
that retain an ADF value below 1%, this is by virtue of these rooms being served by balconies. In
cases where the room is a deep with a large area, the areas at the back of the room, furthest away
from the window receive less daylight, although the space closest to the aperture in isolation will
receive good levels of daylight availability. Where possible the living space has been located close to
the window to ensure the best level of amenity for the occupant.
12.38 Block 2
12.39 26 out of 42 units within block 2 have windows/rooms that fall below BRE guidance. In general these
units only have a single room that is below BRE guidance meaning that the dwelling would still provide
rooms with good light levels. There are only 2 dwellings that have more than one room that is below
BRE guidance. There are no cases where this extends to affecting all of the habitable rooms within the
dwelling.
12.40 Rooms situated within 13 units have LDs and LKDs that are below 1% (with 2 LDs at 0%). In every
instance of an LD that retains a value below 1% ADF, it is served by balconies. In addition to this, the
outlook of some of the units is hindered by an oblique flanking wall that forms part of the scheme or,
the outlook of the room faces onto the neighbouring Block 6 that limit the view of the sky to the units
on the lower levels of the scheme. The affected rooms are deep, large spaces to serve the multifunctional uses. The areas at the rear of the rooms are unlikely to receive full daylight potential,

although the spaces closest to the window will receive good levels of daylight availability when
assessed in isolation.
12.41 Block 3
12.42 3 out of 24 dwellings within block 3 have rooms that fall below BRE guidance. In all cases these are
just a single occurrence per property, and they are all 2- or 3-bedroom properties that are affected,
with good light levels achieved across the properties in all other rooms.
12.43 Rooms situated within 6 units with LKDs and LDs that are below 1% in the adjoined Blocks 3 & 7,
there are 6 LDs that retain daylight values below 1%. In all instances, the affected rooms are served
by balconies.
12.44 Block 4
12.45 8 out of 83 dwellings within block 4 have rooms that fall below BRE guidance. The units affected are
all 2, 3 or 4 bedroom properties. No unit has more than a single room below BRE guidance. The
majority of occurrences (6 out of 8) are living / dining / kitchen areas, which are larger rooms where
higher light levels across the entire area would be difficult.
12.46 All instances occur on the lower levels of the properties, and in particular on dwellings located within
the central portion of the elevation of the block, where the ability to provide dual aspect properties is
limited. Whereby the building form encloses central communal open space. In general, it is the living /
dining / kitchen room where a lower level of daylight is achieved as they have a deeper floor plate
where it is difficult to achieve higher light levels. It should be noted that all LDs/LKDs retain ADF in
excess of 1%.
12.47 Block 6
12.48 49 out of 146 dwellings within block 6 have rooms that fall below BRE guidance. In 11 properties this
affects 2 or more rooms within a single property. Block 6 is a building that encloses a central courtyard
space on 3 sides. This arrangement means there are a number of single aspect properties where the
balconies have an impact on the results when considered on a dwelling basis. It should be noted that
all LDs/LKDs retain ADF in excess of 1%.
12.49 Block 7
12.50 29 out of 83 dwellings within block 7 have rooms that fall below BRE guidance. In all but 3 cases, the
room that is affected is the living/dining kitchen area. This is reflective that block 7 forms the tower and
therefore has a smaller, squarer, footprint around which the dwellings have to be accessed from
central core. This has resulted in the living / dining kitchen areas within these flats being large single
rooms with a deep floor plate that it is difficult to achieve high light levels across the entire space.
12.51 Block 8
12.52 2 units out of 5 within block 8 have rooms that fall below BRE guidance. All of these rooms are the
living, kitchen, dining area. They are all 4bed 6 person dwellings (townhouses) and so in each unit this
is just 1 room of 5 habitable rooms that are below the guidance set out by BRE. The living, kitchen,
dining area of these units covers most of the ground floor and are dual aspect rooms and therefore still
provide good living accommodation. It should be noted that all LDs/LKDs retain ADF in excess of 1%.
12.53 Block 5 and 9
12.54 35 out of 104 dwellings within block 5 have rooms that fall below BRE guidance. 16 out of 21 dwellings
within block 9 have rooms that fall below BRE guidance.
12.55 In terms of Blocks 5 & 9, there are 8 LDs LKDs that with below 1% ADF within this block. In all
instances where the rooms retain below 1% ADF, these rooms are served by balconies. In addition to
this some of these LDs (e.g. situated in units: BLK5-B2-01-06; BLK9-XX-01-03; BLK9-XX-02-03) are
also rooms that face on toward the internal courtyard and subsequent adjoining block massing. These

rooms will inherently receive lower daylight levels by virtue of the oblique structures limiting daylight
availability.
12.56 Summary
12.57 As indicated above 85% (1,269 of 1,517 rooms) would meet or exceed the recommendations with
regard to ADF (assuming 1.5% target for LKD’s). 195 out 553 dwellings (35%) have a room that has
light levels below BRE guidance, but in most instances this affects just one room in the property. As
highlighted above, there are some LDs/LKDs throughout the scheme that retain daylight values below
1% (considering the target for a living space is 1.5%), in some very isolated cases these are very low
with some technically seeing 0% ADF. This is generally as a result of the rooms served by balconies.
Other instances of non-compliance affecting the light levels or the living / kitchen / dinner areas to
dwellings are a consequence of large floor plates meaning that parts of the room experience lower
light levels.
12.58 It is considered that the level of daylight achieved across the scheme is reasonable for the urban
environment in which the proposal is being brought forward, considering the other design factors that
must be considered. Furthermore, all units either meet or exceed the minimum standard room size
and would be provided with some form of private amenity space (balconies), and so overall on
balance, future occupiers would still be provided with a good standard accommodation.
12.59 Sunlight
12.60 The applicant has set out that 30% of all windows show full compliance with regard to internal sunlight.
The design maximises east/west aspect ensuring that the majority of units see some sunlight, avoiding
single aspect north facing units which would see no sunlight. This design strategy is seen as
preferable for a scheme of this type and although this has resulted in a low overall compliance rate,
this is not uncommon in schemes such as this.
12.61 Overshadowing
12.62 As indicated in figure 37 below, all but one of the proposed amenity spaces would exceed the BRE
50% requirement of the area achieving at least 2 hours in sunlight on the 21st of march. The one area
below is the central section of the road that runs through the middle of the site. This is remaining area
is not considered a primary amenity space and largely made up of an access road.

Figure 37 - 2 hour in sun test 21st March - Areas with more than 2 hours of direct sunlight highlighted
in yellow (Source: ES Supplementary Internal Daylight and Overshadowing Addendum Statement)

Figure 38 - in sun test 21st June 2 - Areas with more than 2 hours of direct sunlight highlighted in
yellow (Source: ES Supplementary Internal Daylight and Overshadowing Addendum Statement).
12.63 The level direct sunlight to the amenity spaces within the site is considered reasonable and
overshadowing effects are considered to be in line with the intentions of the BRE guidance and
considered acceptable.
12.64 Noise and Vibration
12.65 LP policy D14 requires that noise sensitive development should be separated from major sources of
noise wherever practicable. LP Policy D13 of the LP expects that planning decisions reflect the Agent
of Change principle and take account of existing noise and other nuisance-generating uses in a
sensitive manner when new development is proposed nearby.
12.66 LLP Policy Q2(v) states that the adverse impact of noise is reduced to an acceptable level through the
use of attenuation, distance, screening, or layout/orientation in accordance with London Plan policy
D14.
12.67 A noise and vibration assessment was submitted (Technical chapter as part of the EIA – ES Vol II
Chapter 15) undertaken by BWB Consulting. This was reviewed by the Council’s consultant Hydrock.
12.68 The measured noise levels indicate that the potential for the worst affected building facades are
orientated onto Landor Road (exposed to noise levels in excess of 60 dBL Aeq,T during the daytime
and 55 dBAeq,T during the night-time). These facades would require a double glazing system that
employs wide air gap between panels and a passive attenuated ventilation system. On the more
central, or eastern and western facades of the development they would require a less stringent
performance as they benefit from shielding offered by buildings within the proposed development.
That internal noise levels are anticipated to be reduced to a level commensurate with a ‘negligible’
effect.
12.69 The Council’s consultant agrees that a robust facades design is sufficient to controlling internal noise
levels. Conditions (25-27,29) are recommended requiring a scheme of noise and vibration attenuation
and ventilation and post construction validation should be included to ensure that an acceptable noise
environment for future occupiers is achieved.

12.70 The plant details associated with the development are not yet known and noise impacts have not been
modelled. A generator and substation are proposed to the ground floor of Block 2, with plant indicated
to be located at roof level on parts of Blocks 4, 5 and 6. Limits to which the plant should adhere to
have been set (plant noise emission limit (LAeq,T)1+2) being 37 daytime and 30 night-time to ensure
the proposed noise generated from new building plant would have a ‘negligible’ effect.
12.71 The Council’s consultant advises that noise limits outlined are in line with the Council’s guidance
(specified by Council’s internal Environmental Health officer in email dated 29/04/2020) and should
adequately protect existing and future residents. Conditions (25-27,29) are recommended to ensure
that noise from building services and plant is appropriately mitigated.

12.72 For external amenity spaces the noise assessment has identified that external amenity areas located
closest to Landor Road are predicted to range between 62 to 69 dB LAeq,T. This would exceed the
WHO upper daytime outdoor sound level from steady, continuous noise of 55 dB LAeq,T. Where there
are more central locations of external amenity areas proposed, these fall within the recommended
guidelines, falling below 55dB LAeq,T noise levels (the noise level recommended by the WHO). The
assessment refers to guidance provided in BS 8233, it also states that attainment is not possible given
the Site’s urban location adjoining the strategic road network and rail network. In terms of mitigation
local screening in the form of solid imperforate barriers/fences on the most noise exposed façades are
proposed in reducing noise levels to the lowest practicable level. Condition (28) are recommended to
secure this. As such the likely effect would be ‘negligible’.
12.73 The Council’s noise consultant agrees with the assessment in this aspect when considering the site in
context. Conditions (25-27, 29) are recommended requiring a scheme of measures to be submitted
and post construction validation.
12.74 Subject to the above conditions that ensures suitable noise mitigation measures are incorporated, it is
considered that the proposed development would provide an acceptable noise environment for future
residential occupiers having regard to its location. The proposals therefore comply with LP Policy D14
and relevant parts of LLP Policy Q2.
12.75 Residential Amenity Space
12.76 The London Plan Housing SPG states that a minimum of 5 sqm of private outdoor space should be
provided for 1-2 person residential units and an extra 1 sqm should be provided for each additional
occupant. LLP Policy H5 B similarly at part (ii) sets out requirements in respect of external amenity for
new flatted developments. Communal amenity space of at least 50 sqm per scheme should be
provided to developments of 10 units or more, plus a further 10 sqm per individual flat provide either
as a balcony/terrace/private garden or consolidated within the communal amenity space.
12.77 LLP Policy B part (i) refers to new houses and that 30sqm of private amenity space per house should
generally be provided.
12.78 Supporting paragraph 5.32 to LLP Policy H5 states ‘….. Because of traffic and overlooking front
gardens lack the privacy required to serve residents’ need for leisure, play or relaxation. For that
reason, front gardens should not be counted towards private or communal amenity space provision….’
12.79 Supporting paragraph 5.34 states ‘….In exceptional circumstances the council may consider a
smaller quantity of private amenity space per house and some communal provision where it is
demonstrated to the satisfaction of the council that the space provided will adequately meet the needs
of the intended occupants…..’
12.80 The proposed development has 7 town houses and 546 residential units. A total of 210sqm of amenity
space for the houses, comprising 30sqm for each of the town houses is required. In respect of the

units the proposal would be required to provide a minimum combined total of private and communal
amenity space of 5,510 sqm.
12.81 The three private town houses fronting Landor Road would have rear gardens of 28sqm, 25sqm and
16sqm. The remaining four town houses are all affordable housing (three low cost rented and one
intermediate) and these have rear gardens of 12sqm. It is noted that these town houses that front onto
the Avenue within the Site have been provided with front gardens of approximately 9sqm each. In total
there would be a shortfall of 93sqm of rear garden space. However, it is considered that smaller rear
garden spaces in this instance would be acceptable given that the proposal also provides communal
amenity space. At the rear of the town houses each would have a gate with direct access to
communal space. Furthermore, they would also be able to access other communal amenity areas
located across the site.
12.82 In terms of the 546 residential units, 17 would be without private rear amenity spaces, but these units
all have front gardens. These are ground floor units across all tenures. Of the remaining residential
units, a majority would meet the minimum 5sqm (plus 1sqm for each additional occupant), with 181
units not achieving this standard. Of these 181 units 13 units would have areas of 3-4sqm (all located
within the private market housing except one that is a low cost rented unit and three units that are
intermediate units). The remaining 168 units would all have a minimum of 5sqm but fall short by 12sqm normally required in respect of additional occupants. The private amenity space proposed would
total 4,726sqm. Not all the units would have private spaces that equate to 10sqm, in this respect
1,965sqm would need to be provided for as communal space.
12.83 The proposal would provide 5,129sqm of communal amenity space, which would accommodate the
required amount of 1,965sqm (private spaces equating up to 10sqm) the 50sqm required by policy per
scheme and also the 93sqm (shortfall in rear garden space for the town houses). Figure 39 below
illustrates the areas counted towards communal amenity space.

Figure 39 – Landscape Amenity Area calculation (Source: Landscape Amenity Calculation drawing)
12.84 It should be noted that overall, the proposed communal amenity areas (5,086sqm) and private amenity
space 4,726sqm (units) and 117sqm (town houses) equates to a total provision of 9,929sqm which
would provide good opportunity for outdoor recreation, play and landscaping.

12.85 The communal amenity provision is located in various areas within the site. This includes courtyards
located within the centre of the U-shaped buildings, green ways located between the buildings and
communal areas located along the eastern and southern boundary of the site. This is illustrated in
figure 40 below.

Figure 40 – Soft landscape plan (Source: Drawing LH-GLH-00-XX-DR-L-104 P06)
12.86 The communal amenity space would receive good natural light, it would be overlooked by habitable
rooms and attractively landscaped. In terms of access to all, whilst it is noted that there are various
gates to secure areas (see secure by design section below). The agent confirmed in an email dated
30/09/2021 that all residents would have controlled access to all communal amenity areas on site
irrespective of the tenure of their units. This would be controlled by fob key access for residents of the
site. A planning obligation would be secured to ensure the communal spaces are provided on an
inclusive basis to all its residents.
12.87 Open Space deficiency
12.88 LLP Policy EN1 part D (ii) requires developments in areas of open space deficiency to provide new
on-site open space/access to nature improvements. Where residential this should be in addition to
external amenity space requirements of LLP Policy H5.
12.89 As indicated above the proposal would provide 5,086sqm of communal space, this would
accommodate the 2,108sqm to meet policy H5 and provide an additional 2,978sqm of communal
space. In respect of nature improvements (see section 15 for discussion). In this respect the proposal
would comply with the requirements of the policy. The socio economic review undertaken by CBRE
noted that given the communal space being brought forward on the site, that a ‘Minor Beneficial’
residual effect is agreed.
12.90 Subject to a planning obligation that would be secured to ensure the communal spaces are provided
on an inclusive basis to all its residents and conditions are recommended to ensure that the
landscaping of the spaces is provided to high standards and details submitted for approval. The
overall amount and quality of private and communal amenity space is considered acceptable in this
instance and would accord with LP Policy D6 and LLP Policy H5 and EN1 D(ii).
12.91 Play Space
12.92 LP policy S4 that proposals that include housing should make provision for play and informal
recreation, based on the expected child population generated by the scheme and an assessment of
future needs. The Mayor’s Shaping Neighbourhoods: Play and Informal Recreation SPG (2012) sets

out guidance to assist in this process and sets a minimum benchmark standard of 10sqm per child
regardless of age.
12.93 LLP Policy H5 D states that the Council will follow the approach to play space set out in LP policy S4
and associated SPG.
12.94 Using the GLA’s Population Yield Calculator, it is anticipated that the proposed development would be
occupied by 222.4 children based on a PTAL 5 - 6 location. The four age ranges and their respective
yield is:
• Ages 0 – 4: 123.4 children
• Ages 5 – 11: 91.8 children
• Ages 12 – 15: 38.0 children
• Ages 16 & 17: 20.1 children
Total: 273.3 children.
12.95 Using the GLA’s Population Yield Calculator, it is anticipated that the proposed development would be
occupied by 273.3 children. This equates to a playspace requirement of 2,733.1sqm. The scheme
includes 2,755sqm of playspace. This would accommodate the playspace for all the ages within the
development. The breakdown is illustrated within Table 9 below. Given the Site is located within an
area of ‘open space deficiency’, this gives comfort that playspace requirements would be met on site.
12.96
Age (yrs)
Required (sqm)
Provided (sqm)
0-4
1,234
1,242
5-11
918
924
12+
581
589
12.97 Table 9: Playspace provision
12.98 The playspace locations for different age groups would not be segregated by tenure and would be
located throughout the Site. The location and distribution of the playspace on the Site for each of the
age groups has been indicated and is shown in figure 41 below. Inclusive access to all playspaces for
all residents would be secured through a planning obligation.

Figure 41: Play location (Source: Landscape Design Statement (LH-GLH-00-XX-DR-L-001 Rev P03)

12.99 The landscape masterplan submitted with the application states that the play and amenity strategy
aims to provide children and young people with access to good quality, well-designed, secure and
stimulation play and informal recreation. Play has been integrated into the overall design, recognising
that play can take place in a variety of settings and may or may not involve proprietary equipment. A
condition (39) is recommended to secure details of the play area/equipment to be installed to ensure it
is of an adequate standard.
12.100 Subject to conditions and planning obligations the proposed development complies with the Mayor’s
Shaping Neighbourhoods: Play and Informal Recreation SPG (2012), LP policy S4 and LLP Policy H5.
13

Amenity for Neighbouring Occupiers

13.1 Daylight, Sunlight and Overshadowing
13.2 One of the core planning principles (paragraph 17) in the NPPF is that decisions should “always seek
to secure high quality design and a good standard of amenity for all existing and future occupants of
land and buildings”. LP Policy D6 states that the design of development should provide sufficient
daylight and sunlight to new and surrounding housing that is appropriate for its context, whilst avoiding
overheating, minimising overshadowing and maximising the usability of outside amenity space. LLP
Policy Q2 (iv) supports development that does not have an unacceptable impact on daylight and
sunlight of the adjoining properties including their gardens and outdoor spaces.

13.3 The proposal includes a significant increase in massing from the existing buildings on site and as such
some noticeable daylight and sunlight effects to neighbouring properties are inevitable. The applicant
has taken care to design a scheme that on the whole maintains reasonable separation distances and
steps down to its neighbours in height to minimise the adverse effect.
13.4 The following properties have been considered with regard to daylight and sunlight:
•

93-125, 96-108a, 110-118 Landor Road;

•

1-121 Hargwyne Street;

•

35-42 Pulross Road;

•

43A Pulross Road;

•

47A Pulross Road;

•

48 Pulross Road;

•

57-157 Hubert Grove;

•

57A-C Hubert Grove;

•

47 Arlesford Road and

•

2, 3, 4 and 6 Edithna Street.

13.5 Daylight
13.6 The heat map below has been provided by the applicant to identify where reductions in daylight would
be considered negligible to minor (green), moderate (yellow) and major (red). For a scheme of this
scale, considering the number of neighbouring properties, the significant effects (moderate or major)
are relatively isolated.

Figure 42 - Heat Map (Source: ES Vol II Chapter 15 Daylight, Sunlight and Overshadowing
Assessment)
13.7 There are two instances where the council’s review of the effects does not agree with the significance
shown above, these being 110 Landor Road where the reviewer considers the effect to be moderate
rather than minor and 117-123 Hubert Grove where the reviewer considered the effect to be major
rather than minor. More detail is provided on these properties in the commentary below.
13.8 As shown in the heat map, most neighbouring properties do not experience any moderate or major
effects. The table below summarises the VSC and NSC results for properties that overall see a
moderate or major effect, with details of windows experiencing negligible, minor, moderate or major
effects and the total number of windows given.
13.9

Address

Total that
Meet BRE
Guidelines
(negligible)

Percentage
that Meet
BRE
Guidelines
(%)

110-112 Landor Road

11

101 Hargwyne Street

Below BRE Guidelines
Tota
l

Total No.
of
Windows

Minor
Loss

moderate
Loss

Major
Loss

69

1

1

3

5

16

7

78

0

2

0

2

9

93 Hargwyne Street

7

70

1

2

0

3

10

91 Hargwyne Street

4

57

0

3

0

3

7

89 Hargwyne Street

5

63

1

2

0

3

8

87 Hargwyne Street

4

67

0

2

0

2

6

71 Hargwyne Street

4

50

3

1

0

4

8

69 Hargwyne Street

1

13

4

2

1

7

8

67 Hargwyne Street

1

25

1

2

0

3

4

61 Hargwyne Street

2

25

1

4

1

6

8

57 Hargwyne Street

3

50

0

2

1

3

6

55 Hargwyne Street

5

45

0

4

2

6

11

53 Hargwyne Street

1

17

0

3

2

5

6

51 Hargwyne Street

7

58

0

2

3

5

12

49 Hargwyne Street

2

33

1

1

2

4

6

47 Hargwyne Street

1

20

2

1

1

4

5

45 Hargwyne Street

3

38

1

1

3

5

8

43 Hargwyne Street

2

25

2

1

3

6

8

87 Hubert Grove

9

100

0

0

0

0

9

95 Hubert Grove

5

71

2

0

0

2

7

117-123 Hubert Grove

36

86

4

0

2

6

42

125 Hubert Grove

11

85

1

1

0

2

13

147 Hubert Grove

14

100

0

0

0

0

14

157A Hubert Grove

10

77

3

0

0

3

13

108A Landor Road
23
46
Table 10 - VSC Summary Table

21

6

0

27

50

13.10 The VSC method of assessment indicates that 86% of neighbouring windows tested will meet the
recommended levels of the BRE Guidelines. The results demonstrate that 1,233 out of 1,442 windows
will not experience a change in light exceeding the advisory numerical levels recommended in the
BRE Guidelines.

Total that
Meet BRE
Guidelines

Percentage
that Meet
BRE
Guidelines
(%)

110-112 Landor Road

13

101 Hargwyne Street

Below BRE Guidelines
Minor
Loss

Moderate
Loss

Major
Loss

Total

Total
No. of
Rooms

100

0

0

0

0

13

3

75

1

0

0

1

4

93 Hargwyne Street

4

80

1

0

0

1

5

91 Hargwyne Street

3

75

0

0

1

1

4

89 Hargwyne Street

4

80

0

1

0

1

5

87 Hargwyne Street

3

75

0

0

1

1

4

71 Hargwyne Street

3

75

0

0

1

1

4

69 Hargwyne Street

2

50

1

1

0

2

4

67 Hargwyne Street

2

50

1

1

0

2

4

61 Hargwyne Street

5

83

1

0

0

1

6

57 Hargwyne Street

2

50

0

1

1

2

4

55 Hargwyne Street

4

80

1

0

0

1

5

53 Hargwyne Street

2

50

0

1

1

2

4

51 Hargwyne Street

4

100

0

0

0

0

4

49 Hargwyne Street

1

25

0

1

2

3

4

47 Hargwyne Street

3

75

0

1

0

1

4

45 Hargwyne Street

3

75

0

0

1

1

4

Address

43 Hargwyne Street

4

67

0

1

1

2

6

87 Hubert Grove

5

71

0

2

0

2

7

95 Hubert Grove

5

71

1

1

0

2

7

117-123 Hubert Grove

16

94

0

1

0

1

17

125 Hubert Grove

4

57

0

2

1

3

7

147 Hubert Grove

5

71

0

2

0

2

7

157A Hubert Grove

1

50

0

1

0

1

2

87

1

5

0

6

45

108A Landor Road
39
Table 11 - NSC Summary Table

13.11 The NSL method of assessment indicates that 92% of the rooms tested meet the recommended levels
of the BRE Guidelines. The results demonstrate that 751 out of 814 rooms will not experience a
change in light exceeding levels recommended in the BRE Guidelines.
13.12 A description of the properties that see moderate and major effect has been provided (with overall
analysis at end) below:
13.13 Moderate Adverse effect to Daylight
13.14 101 Hargwyne Street
13.15 The results show that seven out of the nine windows tested (77%) will meet the BRE Guidelines with
regard to VSC.
13.16 The NSL test demonstrates that three out of four rooms tested (75%) will meet the BRE Guidelines.
The one room that falls short of the BRE’s advisory targets is likely to be a kitchen and will experience
a change of 23.4% (minor) former NSL value.
13.17 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct and moderate adverse and therefore significant.
13.18 93 Hargwyne Street
13.19 The VSC results show that seven out of ten windows (70%) will meet the BRE Guidelines.
13.20 In respect of the NSL, four out of five rooms (80%) will meet the BRE. The remaining room which may
serve a kitchen which will experience an alteration of 20.5% (minor) former value.
13.21 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and moderate adverse and therefore significant.
13.22 89 Hargwyne Street
13.23 The results of the VSC test show that five out of eight windows (63%) will achieve strict BRE
compliance. The remaining three windows that record alterations are between 20.91%-36.9% (Minor
to moderate) former value.
13.24 In respect of the NSL, four of out five (80%) rooms will achieve strict BRE compliance. The one room
that is not able to meet the advisory levels may be a kitchen and will experience a change of 34.7%
(Moderate).
13.25 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and moderate adverse and therefore significant.
13.26 69 Hargwyne Street
13.27 The results of the VSC test show that one out of eight windows (13%) will meet the strict application of
the BRE. The affected windows are likely to serve a dining room, a kitchen and two bedrooms. It can
be noted that the existing levels of light to some of the windows are poor, a product of the rearextension feature whereby windows are directly facing each other within close proximity. It follows that
any further reduction in light could trigger losses beyond the BRE’s advisory 20% former value.

13.28 The NSL test shows that two out of four rooms (50%) will meet the strict application of the BRE. The
affected rooms are likely to be a dining room and kitchen with losses ranging from 21.8% to 32.6%
(minor to moderate) former value.
13.29 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct and moderate adverse and therefore significant.
13.30 67 Hargwyne Street
13.31 The results of the VSC test show that one of out of four windows tested (25%) will meet the BRE
Guidelines. The percentage losses range from 15.30% up to 36.21% (minor to moderate).
13.32 The NSL assessment demonstrates that two out of four rooms (50%) will meet the BRE Guidelines.
The two affected rooms are understood to be bedrooms seeing a minor and moderate losses retaining
daylight distribution to over 60% of their area, which could be considered an indicator of adequate
daylighting.
13.33 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct and moderate adverse and therefore significant.
13.34 61 Hargwyne Street
13.35 The VSC results demonstrate that two out of eight windows (25%) will meet the BRE Guidelines.
Where those windows do not meet the guidelines, four rooms retain a VSC in excess of 18% which is
considered good within an urban context.
13.36 In terms of the NSL, five out of six rooms (83%) meet the BRE Guidelines. The isolated room (room
ref: R1/710) is likely to be a dining room which sees a minor loss and retains an NSL value of 66%.
13.37 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct and moderate adverse and therefore significant.
13.38 51 Hargwyne Street
13.39 The VSC results show that seven out of 12 windows (58%) will meet the strict application of the BRE
Guidelines. The windows that do not meet the guidelines are likely to serve a LKD and three
bedrooms. It is recognised by the BRE Guidelines that bedrooms do not carry the same expectation
for natural light when compared to a living room. The affected windows demonstrate changes between
32% - 46% (minor to major) from former values.
13.40 In terms of the NSL methodology, the results demonstrate full BRE compliance, with changes
commensurate with the BRE Guidelines.
13.41 The effect upon the daylight amenity to these windows and rooms is considered permanent, direct,
and moderate adverse and therefore significant.
13.42 87 Hubert Grove
13.43 The results of the VSC test show full BRE compliance.
13.44 The results of the NSL test show that five out of seven rooms tested (71%) will achieve BRE
compliance. The remaining two windows would see moderate adverse effects.
13.45 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and moderate adverse and therefore significant.
13.46 95 Hubert Grove
13.47 The VSC results show that five out of seven windows (71%) meet the strict application of the BRE
Guidelines. The affected windows record minor changes of less than 30%. Further, one window
(window ref: W2/2000) retains a VSC in excess of 20%, which is recognised as good within an urban
context.
13.48 In terms of the NSL methodology, the results show five out of seven (71%) rooms will meet the strict
application of the BRE Guidelines. The two remaining rooms demonstrate a minor to moderate
change.

13.49 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct and moderate adverse and therefore significant.
13.50 147 Hubert Grove
13.51 The results of the VSC test show that all fourteen windows (100%) will meet the BRE Guidelines.
13.52 The results of the NSL test show that five out of seven rooms (71%) will meet the BRE Guidelines with
the remaining rooms seeing moderate effects.
13.53 The effect upon the daylight amenity to this property is considered permanent, direct, and moderate
adverse and therefore significant.
13.54 157A Hubert Grove
13.55 The results of the VSC test show that ten out of thirteen windows (78%) will meet the BRE Guidelines
with the remaining window seeing minor effects.
13.56 The NSL method of assessment demonstrates that one of two rooms (50%) will meet the BRE target.
There is one room, likely to be an LKD which will experience an alteration of 37.6% (moderate).
13.57 The effect upon the daylight amenity to this property is considered permanent, direct, and moderate
adverse and therefore significant.
13.58 108A Landor Road
13.59 The VSC test shows that twenty-three out of fifty windows (46%) will meet the BRE. The remaining
windows see minor to moderate effects. The results show that of the twenty-seven windows that do
not meet the BRE Guidelines, twenty-three windows record retained VSC in excess of 20%, which is
considered very good within an urban setting.
13.60 The NSL test shows that thirty-nine out of forty-five rooms (87%) will meet the BRE Guidelines with
the remaining rooms seeing minor to moderate effects.
13.61 The effect upon the daylight amenity to this property is considered permanent, direct, and moderate
adverse and therefore significant.
13.62 110-112 Landor Road
13.63 The results of the VSC method of calculating daylight demonstrate that eleven out of the sixteen
windows (69%) will meet the recommended levels of the BRE Guidelines. Two of the five windows
that do not meet the BRE Guidelines adjoin windows serving the same room that exceed a VSC of
26%, which is considered very good for this context.
13.64 The NSL test shows that all thirteen rooms (100%) will meet the recommendations of the BRE
Guidelines.
13.65 This property has been assigned a minor adverse significance by the applicant however there are
major VSC losses resulting in low resulting retained values. This will significantly affect the light
currently enjoyed by the occupants and as such a moderate adverse significance is considered more
appropriate. Notwithstanding this, the retained VSC levels are consistent with windows in similar
locations on the facades in the neighbouring properties and as such the retained levels would be
considered consistent with the immediate context.
13.66 Summary of moderate adverse effects
13.67 This loss in daylight to these properties has been assigned a moderate adverse significance. Whilst
there will be moderate losses in light from those currently enjoyed to some windows/rooms, the
retained levels of light to the primary windows are generally in excess of the 15% VSC. In the small
number of instances where this is not the case the windows are either mitigated by other windows that
do not see such an effect serving the same room or self-limited by features of the neighbouring
buildings such as protruding rear additions. Similarly, where not self-limiting, the retained levels of
NSL are considered to be appropriate for this context. Overall, the retained levels of light to these
properties are considered acceptable for this context with the proposal in place.
13.68 Major Adverse effect to Daylight
13.69 91 Hargwyne Street

13.70 In terms of the VSC, four out of seven rooms (57%) will achieve strict BRE compliance. There are two
windows (which serve a kitchen and bedroom) that record VSC reductions ranging from 32.04%37.52% (moderate).
13.71 The results of the NSL test show that three out of four rooms (75%) achieve BRE compliance. The
one room that is not able to meet the BRE records an alteration of 43% (major) former value.
13.72 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.73 87 Hargwyne Street
13.74 The results of the VSC test show that four out of six windows tested (67%) will meet the BRE
Guidelines with remaining 2 windows seeing moderate losses.
13.75 The NSL test shows that three out of four rooms (75%) will meet the BRE Guidelines. There is one
room (understood to be a kitchen) that will experience a change of 42.3% (major) former value
although importantly will retain daylight distribution to over half its room area in the proposed
condition.
13.76 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.77 71 Hargwyne Street
13.78 The results of the VSC test show that four out of eight windows (50%) will achieve BRE compliance.
The four windows not able to meet the BRE are understood to serve two bedrooms and a kitchen
seeing minor to moderate effects.
13.79 The results of the NSL test show that three out of four rooms tested (75%) will achieve BRE
compliance. The affected room is likely to be a kitchen which will experience a major proportional
reduction, although does have marginalised light in the existing condition such that any further loss
could trigger disproportionate changes in percentage terms.
13.80 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.81 53 Hargwyne Street
13.82 The results of the VSC methodology show that one out of 6 windows (16%) will meet the strict
application of the BRE guidelines. Those windows that do not meet the BRE Guidelines are likely to
serve a bedroom, kitchen and dining room. Three windows see moderate losses and two major.
13.83 In terms of the NSL methodology, the results show that two out of four rooms (50%) will meet the BRE
Guidelines. Those rooms that do not meet the BRE Guidelines are likely to serve a kitchen and a
bedroom, and record retained NSL values of 55% and 65%, respectively which is generally
considered acceptable in this context.
13.84 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.85 55 Hargwyne Street
13.86 The results of the VSC test show that five out of eleven windows (45%) will meet the BRE Guidelines.
In all but two windows that do not meet the guidelines, the results show retained VSC in excess of
21% and is considered very good within an urban context. Four windows see moderate effects and
two see major effects.
13.87 In terms of the NSL test, the results show that four out of five rooms (80%) will meet the BRE
Guidelines. The isolated room (room ref: R1/780) that does not meet the BRE Guidelines shows an
alteration of 22% (minor) from the former value.
13.88 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.89 57 Hargwyne Street

13.90 The results of the VSC test show that three out of six windows tested (50%) will meet the BRE
Guidelines. Two of the windows see moderate adverse effects and one major adverse. Two out of the
three windows that are not able to meet the BRE are understood to serve bedrooms which do not
carry the same expectation for natural lighting when compared to main living rooms. The remaining
window (window ref: W1/770) is understood to serve a dining space which records an existing VSC
value of 13.43%. In such situations, where the existing daylight levels are marginalised, any further
alteration is likely to trigger losses which exceed the BRE’s suggested permissible 20% from former
value.
13.91 In respect of the NSL test, two out of four rooms tested (50%) will meet the BRE Guidelines with one
moderate and one major effect.
13.92 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.93 43 Hargwyne Street
13.94 The results of the VSC test show that two out of eight windows tested (20%) will meet the strict
application of the BRE. The affected windows are likely to serve a kitchen, dining room and three
bedrooms. There are two minor, one moderate and three major effects. The most significantly
affected windows are tunnelled by rear additions and as such self obstructed.
13.95 The results of the NSL test show that four out of six rooms tested (66%) will achieve BRE compliance.
13.96 The affected rooms are likely to be a dining room and kitchen and losses range from 37.4%
(moderate) to 45.8% (major) respectively.
13.97 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.98 45 Hargwyne Street
13.99 The VSC results show that three out of eight windows tested (38%) will achieve BRE compliance. Of
the windows that do not meet the targets one sees a minor effect, one moderate and three major. The
most affected rooms is mitigated by skylights and other windows retain reasonable daylight levels for
this context.
13.100 The NSL test shows that three out of four rooms tested (75%) will achieve BRE compliance. The
affected room is a bedroom which the BRE note carry less of an expectation for natural lighting when
compared to living rooms.
13.101 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.102 47 Hargwyne Street
13.103 The VSC results show that one out of five windows tested (20%) will achieve BRE compliance. The
affected windows serve a dining room and two bedrooms with losses ranging from 21.81% (minor) to
48.2% (major) former value.
13.104 The NSL results show that three out of four rooms tested (75%) achieve BRE compliance with a
dining room experiencing a change of 36.6% (moderate) former value.
13.105 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.106 49 Hargwyne Street
13.107 The VSC results show that two out of six windows tested (33%) will record BRE compliance. Whilst
there are losses beyond the advisory 20% former value, this is largely a product of the rear-addition
feature which renders these rooms with marginalised light levels in the existing condition. It follows
that any further reduction may result in BRE breaches by virtue of its strict application.
13.108 The NSL test shows that one out of four rooms tested (25%) will record BRE compliance with the
remaining rooms seeing moderate to major effects.

13.109 The effect upon the daylight amenity to these windows and rooms is considered to be permanent,
direct, and major adverse and therefore significant.
13.110 125 Hubert Grove
13.111 The results of the VSC test show that eleven out of thirteen windows tested (85%) will meet the BRE
Guidelines. All VSC alterations fall within 11% of the BRE’s advisory permissible 20% former value
seeing minor to moderate reductions.
13.112 The results of the NSL test show that four out of seven rooms (57%) will meet the BRE Guidelines
with the remaining rooms seeing moderate to major reductions.
13.113 The effect upon the daylight amenity to this property is considered permanent, direct and major
adverse and therefore significant.
13.114 117-123 Hubert Grove
13.115 This property has been recently developed further to the grant of planning permission on appeal
(planning reference: APP/N5660/W/15/3141270). The basis of this technical review considers the
extent of the planning permission as outlined above.
13.116 The VSC results show that thirty-six out of forty-two windows (86%) will achieve strict BRE
compliance.
13.117 The results of the NSL test show that sixteen out of seventeen rooms (94%) will achieve strict BRE
compliance.
13.118 Given that the internal configuration and room uses of this neighbouring property are fully
understood, the daylight assessment has been extended to also consider the Average Daylight Factor
(ADF) methodology. The results of the ADF test show full BRE compliance by reference to the
minimum target values advised by the BRE.
13.119 This property has been assigned a minor adverse significance by the applicant, however there is one
window within this property that sees a 75% reduction on VSC with very low retained levels and
moderate loss in NSL. As such, the reviewer concluded the affect on this property should be
considered of major adverse significance (although the effect is isolated). The window affected
serves a single aspect bedroom and that sits very close to the boundary making it sensitive to
changes in its light by buildings on the site. The applicant has provided a supplementary assessment
showing the ADF would meet the suggested target for its use. As such, whist the light currently
enjoyed by the occupants in this bedroom would significantly reduce, the retained levels are likely to
be reasonable for the use of this space.
13.120 Summary of major adverse effects
13.121 The loss in daylight to these properties has been assigned a major adverse significance. Whilst
there will be major losses in light from those currently enjoyed, the retained levels of light to the
primary windows are generally in excess of the 15% VSC. In the small number of instances where
this is not the case the windows are either mitigated by other windows serving the same room that do
not see such an effect or self-limited by features of the neighbouring buildings such as rear additions.
Similarly, the NSL results for rooms that are not self-obstructed are reasonable. In the case of 117123 Hubert Grove an alternative assessment, considering the known internal layout for this property,
has shown that the retained light is likely to be acceptable. The retained levels of light to these
properties are considered acceptable for this context.
13.122 Sunlight
13.123 With regard to sunlight the following properties have been identified as seeing moderate or major
adverse effects:
• 61 Hargwyne Street – Major Adverse;
• 63 Hargwyne Street - Moderate Adverse;
• 65 Hargwyne Street – Moderate Adverse;
• 59 Hargwyne Street – Major Adverse;
• 57 Hargwyne Street – Major Adverse;
• 55 Hargwyne Street – Major Adverse;

•
•
•

43 Hargwyne Street- Major Adverse;
47 Hargwyne Street- Major Adverse; and
99 Hubert Grove – Moderate Adverse.

13.124 The APSH method of assessment indicates that 92% of the rooms tested will meet the
recommended levels of the BRE Guidelines. The results demonstrate that 424 out of 463 rooms will
not experience a change in light exceeding the advisory numerical levels recommended in the BRE
Guidelines.
13.125 The applicant has set out that the windows that see a greater impact in total sunlight relate to areas
where the room is either set back or blinkered on the side, thus restricting what could be available if
the window was flat with the elevation. Given this the effect is considered reasonable.
13.126 Overshadowing to gardens and surrounding amenity areas
13.127 The applicant’s report sets out the following properties with significant effects:
• 87 Hargwyne Street – Major Adverse;
• 81 Hargwyne Street– Major Adverse;
• 79 Hargwyne Street– Major Adverse;
• 75 Hargwyne Street– Major Adverse;
• 73 Hargwyne Street– Major Adverse; and
• 47 Hargwyne Street– Major Adverse
13.128 The reviewer considers the classifications of significance to be appropriate although the effect on 87
Hargwyne Street can be downgraded to moderate adverse as it sees a reduction of 31% from its
existing value. The report sets out that the existing levels for 73-81 Hargwyne Street are low and as
such slight alteration is likely to cause disproportionate changes. A review of the results confirms this
statement to be correct.
13.129 Overall, the effect on shadow to neighbouring properties is isolated and considered reasonable.
13.130 Overall, although the majority of neighbouring properties would not experience significantly adverse
(moderate and major) impacts, it is clear that some properties would experience appreciable
reductions in daylight and will not meet the BRE guidance, however the retained levels are considered
reasonable. For a scheme of this scale, considering the number of neighbouring properties, the
significant effects are relatively isolated. Further, there is fairly limited existing massing on site and
therefore some of the surrounding neighbouring properties will have higher levels of daylight than
could be anticipated for an urban location. The applicant has taken care to design a scheme that on
the whole maintains reasonable separation distances and steps down to its neighbours in height to
minimise significant adverse effects whilst looking to optimise use of the site for housing, which is
appropriate given it is brownfield land with good accessibility. Given these considerations, and the
planning benefits of the scheme, especially the delivery of new homes and affordable housing,on
balance the proposal is considered acceptable in this respect.
13.131 Privacy/Outlook
13.132 LLP Policy Q2 (ii) states that development would be supported where acceptable standards of
privacy are provided without a diminution of design quality, part (iii) adequate outlooks are provided
avoiding wherever possible any undue sense of enclosure or unacceptable levels of overlooking (or
perceived overlooking).
13.133 The applicant has provided a drawing (figure 34 above) that illustrates distances from the proposed
buildings within the development to some of the buildings on neighbouring properties. Both to the east
(fronting Hargwynne Street) and west (fronting Hubert Grove) of the site occupied by residential
dwellings, the distances indicated between proposed buildings (that have windows and balconies that
serve bedrooms and living spaces facing this boundary) are generally 18m or more. In respect of the
proposed tower building, the distances indicated between this building and the rear of buildings
fronting Hargwyne Street are 26.8m to 30m. In general, the separation distances would enable good
levels of privacy and outlook to these properties.

13.134 Along the eastern boundary the diagram illustrates a property fronting Hargwyne Street would have
a separation distance of 17.4m between the proposed Block 2 (B2) at this point and to the main rear
elevation. It would be slightly closer when measured to the rear of the outrigger (approx. 15.8m). The
proposed Block 2 (B2) at this location would be four storeys with a fifth storey setback away from the
boundary with this property. At this point the proposed building projects slightly out with the main rear
elevation of the building setback. It presents some windows serving living spaces and bedrooms. The
separation distances are not considered to be unusual in the context of a fine grain urban
environment. The proposal is not considered to result in an unacceptable loss of privacy or outlook to
the occupiers of this property.
13.135 It is noted that No.79a Hargwynne Street (eastern boundary) is a two storey with single storey
building that abuts the boundary with the application site. Its location is opposite an existing two
storey outpatient building that is located adjacent the boundary on the application site. There are no
windows within the building that look out onto the application site. Given this arrangement, it is not
considered that there would be any unacceptable loss of privacy or outlook. The proposed
development would be an improvement as the proposed buildings would be set away from this
boundary. Windows serving bedrooms are located within the flank elevation of Block 4 (B4) these are
over 30m away from the eastern boundary (residential properties fronting Hargwyne Street.

Similarly, along the western boundary, the drawing illustrates two properties fronting Hubert Grove that
would have separation distances of 16.1m and 17.7 from the rear elevation of the proposed Block 4
(B2) and the rear extension to the property and rear return respectively. Block 4 (B2) is a four storey
building with a fifth storey setback from the boundary. The building presents some windows and
balconies onto the elevation facing the western boundary, these serve bedrooms and living spaces.
The separation distances are not considered to be unusual in the context of a fine grain urban
environment. The proposal is not considered to result in an unacceptable loss of privacy or outlook to
the occupiers of these properties.
13.136 117-123 Hubert Grove is a building comprising of four residential mews units. The rear elevation of
this building has been built along the boundary line with the subject Site. Two of the four units, one
located on the end (with flank elevation facing towards Landor Road) and the third unit located away
from Landor Road each have a window that serves a bedroom within the elevation on the boundary.
There is currently an existing single storey building located on the application site hard up against the
boundary with No 117-123 Hubert Grove. The bedroom window of the mews unit looks over this roof
and directly towards Reay House that is located in a position not too dissimilar to the proposed
Building 6 (Block 3). The proposed Block 6 B3, that would present a five storey flank elevation (book
end) is set back from the boundary with this property (117-123 Hubert Grove) by 5.3m to 6.1m. The
bedroom window within the third mews unit would look towards this flank elevation. The windows
within this proposed Block 6 B3, flank elevation would serve as secondary windows to living space
and a windows that would serve a wheelchair storeroom (confirmed in email dated 02/11/2021). Given
the existing relationship between the two buildings on either side of the boundary, and the nature of
the rooms the windows serve, the proposal would not make the outlook or privacy worse in
comparison.
13.137 The drawing at figure 34 illustrates that at its closest point with 108A Landor Road (rear building)
there would be a separation distance of 16m to the proposed Block 5 B3, that would present a five
storey flank elevation (book end) (windows within this elevation would serve as secondary windows to
living space and a window that would serve a kitchen a wheelchair storeroom (confirmed in email
dated 02/11/2021). Given the rooms they serve and that the separation distances are not considered
to be unusual in the context of a fine grain urban environment. The proposal is not considered to
result in an unacceptable loss of privacy or outlook to the occupiers of this property.
13.138 The building at 108A Landor Road that fronts onto Landor Road, would have a separation distance
of 11.8m from the flank elevation of the proposed Block 9. This elevation would present as four
storeys with the fifth storey set further back. There would be no windows within this flank elevation,

however there would be private terrace areas serving two units (ref: BLK9-XX-04-09 and BLK9-XX-0408) located on the roof. There are bedroom windows located within the flank elevation of 108A Landor
Road that face the Site. It is not considered that the proposal would lead to an unacceptable loss of
outlook for the occupiers. To ensure that there is no unacceptable loss of privacy a condition (21) is
recommended that terrace areas serving the two units indicated above includes some form of
screening to mitigate any impact with respect to loss of privacy.
13.139 At the front of the site Blocks 8, 5 (B1) and 9 are set back from the front boundary with Landor Road.
Blocks 8 and 5 (B1) would face towards the blank elevations of the properties fronting Arlesford Road
and Edithna Street. Part of Block 9 would face terrace properties located on the opposite site of
Landor Road where the separation distances would be around 13-14.9m. This proposed Building 9
has generally been set back from the front boundary in line with the front elevation of the properties
located to the west of the site, retaining similar separation distances. Given this and that the proposed
scale responds to the existing context along Landor Road it is considered on balance that the
separation distances are considered to be sufficient to avoid undue overlooking, loss of privacy and
outlook to these properties.
13.140 The Pulross Centre is located south to the rear of the Site. The centre specialises in physiotherapy
care and specialist neurological rehabilitation. Block 3, a five storey building, it has a flank elevation
that faces the site. This building is located 3.5m from the rear boundary, however there are no
windows proposed within the flank elevation. Building 4 Blocks 3 and 4 face the rear of the site also.
The elevation that presents to the Pulross Centre is of a part four/part five storey building. There are
windows and balconies within the elevation that serve bedrooms and living spaces that both open out
onto balconies. This proposed Block 4 B3 and B4 is set away from the boundary at its closest point
7.9m increasing to 21.8m at its widest point. Distances to the nearest building located at the Pulross
Centre range from 14.1m to 17.4m. The bedroom windows within the flank elevation of Block 4 B4
face towards the boundary to the east where there are no buildings. Given the nature of the use at
Pulross Centre is non - residential and the urban environment it is considered that the separation
distances are adequate. However, a condition (21) is recommended that the balconies located within
the five storey part of Block 4 (serving units BLK4-B4-01-03; BLK-B4-01-04; BLK4-B4-02-03; BLK-B402-04; BLK4-B4-00-03; BLK-B4-03-04; BLK4-B4-04-03; BLK-B4-04-04); include and screening to
balconies to mitigate any impact.
13.141 The proposed buildings have flat roofs where there is no plant being located. Therefore, a condition
(22) is recommended that access to all flat roof areas is restricted for maintenance purposes only to
protect the amenity of surrounding occupiers and future occupiers of the development.
13.142 Lighting
13.143 The Design and Access Statement does reference external street lighting. That the street lighting
would be designed to avoid strong contrasting pools of light and silhouette and would be of a safe and
comfortable illumination level assisting access and improving security. The sustainability statement
indicates that to avoid light spill to neighbouring properties, it is anticipated that any external lighting
specified will be designed to reduce unnecessary light pollution during night time hours, through the
use of time switches or daylight sensors which switch off lighting between 2300hrs and 0700hrs as
well as cut off luminaires. A Condition (31) is recommended to secure a site wide lighting strategy
which minimises the use of lights when not required along with an overall strategy to reduce minimise
light pollution in accordance with the relevant Institute of Lighting Processional’s guidance.
13.144 Noise and Vibration
13.145 LP Policy D14 seeks to reduce, manage and mitigate noise. This is reiterated in LLP Policy Q2 (v)
13.146 Chapter 8 of the ES (ES VOL II Chapter 8) provides a technical assessment of noise and vibration.
This was prepared by BWB and reviewed by the Council’s consultant’s Hydrock who raised concerns
and requested further clarifications etc. Responses were provided included as supplementary ES
statement and supplementary review response document.
13.147 Operational Development

13.148 With regards to operational development, conditions are recommended requiring a scheme of noise
and vibration attenuation and ventilation and post construction validation should be included to ensure
that an acceptable noise environment for future occupiers and surrounding residents is achieved.
13.149 Construction Phase
13.150 During the construction phase the assessment indicates that the highest noise levels tend to
originate from plant associated with earthmoving and construction of the superstructure. During fit out
construction would be significantly lower.
13.151 Chapter 8 of the ES (ES Vol II Chapter 8 Noise and Vibration) and Appendix 2 of the Lambeth
Hospital ES Supplementary Review Response – version 7, indicate measures to minimise
construction noise and that these measures should be carried forward into a CEMP. It is
recommended this be secured by condition (5,) . The measures indicated are as follows:
•

application of the principle of BPM (Best Practical Means) as defined in Section 72 of the
Control of Pollution Act 1974,carrying out all work in such a manner as to reduce any
disturbance from noise to a minimum;

•

identification and use of low noise techniques. For example, equipment that breaks concrete
by munching or similar, rather than by percussion. Where construction plant is known to
generate significant levels of noise then it is to be used sparingly and the construction activity
closely monitored to minimise noise levels;

•

all plant brought on to Site should comply with the relevant EC / UK noise limits applicable to
that equipment or should be no noisier than would be expected based on the noise levels
quoted in BS 5228-1:2009+A1:2014. Plant should be properly maintained and operated in
accordance with manufacturers’ recommendations;

•

where feasible, all stationary plant should be located so that the noise at all occupied SRs is
minimised and, if practicable, every item of static plant when in operation should be sound
attenuated using methods based on the guidance and advice given in BS 5228-1 (e.g., local
screening);

•

items of plant on the Site operating intermittently should be shut down in the intervening
periods between use;

•

adoption of a noise monitoring regime and the establishment of noise Action Levels in
consultation with the local planning authority above which consideration would be given to the
use of alternative techniques and / or other means of controlling noise levels;

•

use of hoarding to the required height and density appropriate to the noise sensitivity of the
area; and

•

implementation of a Construction and Logistics Plan (CLP) to pre-plan and manage traffic
associated with the works to minimise disturbance to SRs.

13.152 The supplementary ES version 7 further indicates that appropriate construction techniques would
also need consideration, such as the use of a rotary bored piling (driving casing) (Ref: C3.14), as
opposed to the use of a Piling (Pre-cast concrete piling hydraulic hammer), with consideration taken to
the reasonable nature of plants/activity on-site operating intermittently, with appropriate ‘on-times’.
13.153 The predicted mitigated construction noise levels and level of significance are summarised below
within table 12.:

Table 12 - Summary of predicted mitigated construction noise levels and levels of significance
(Source: Appendix 2 of the Lambeth Hospital ES Supplementary Review Response – version 7)
13.154 Based on the implementation of mitigation measures, the likely residual effects from construction
noise at Sensitive Receptors are mostly assessed as major to minor significance. However, this
excludes any noise reduction as a result of acoustic screening. It has been indicated that a further
reduction of up to 11dB could be achieved with suitable perimeter and/or localised barriers. A
calculation demonstrating the feasibility of providing this level of reduction from a barrier has been
included as part of the document - Lambeth Hospital ES Supplementary Review Response – version
7.
13.155 During demolition and construction works, vibration effects could arise where vibration generating
activities are carried out within approximately 20m of sensitive receptor’s identified. These activities
include vibratory rollers, piling (driven cast in place), rotary bored piling (driving casing), HGv’s.
13.156 It should be noted that the use of driven cast piling activity during construction would not be
appropriate for this site. Therefore, appropriate construction techniques would need consideration,
such as the use of rotary bored piling (driving casing), which would reduce the likely impact of
vibration to a moderate adverse impact.
13.157 Below is a summary of the residual impacts with mitigation measures applied for both noise and
vibration (table 13) that indicates that noise from demolition and construction works noise would be
moderate adverse impact. In respect of demolition and construction traffic noise the impact would be
negligible. In respect of vibration this is indicated as moderate adverse impact.

Table 13 - Summary of residual impacts (Source: Appendix 2 of the Lambeth Hospital ES
Supplementary Review Response – version 7)
13.158 The council’s consultant has noted the levels of significance and advised that the proposed
development is feasible, providing a detailed demolition/construction noise and vibration assessment
and a demolition/construction noise and vibration management scheme be provided within a CEMP
that would ensure appropriate mitigation and control measures are considered and implemented. This
would be secured as a pre commencement condition. Subject to these conditions (5, 23, 24), the
proposal would ensure appropriate mitigation of impacts on neighbouring residential occupiers in
accordance with LP Policy D14 and LLP Policy Q2 P.
13.159 Amenity Conclusion
13.160 Given the above considerations and subject to appropriate conditions, it is considered that the
proposal would not unduly impact upon the amenities of surrounding occupiers.
13.161 In respect of daylight and sunlight there is fairly limited existing massing on site and therefore some
of the surrounding neighbouring properties would have higher levels of daylight than could be
anticipated for an urban location. The proposal as indicated would have some appreciable and harmful
impacts in respect of loss of daylight however the retained values are considered reasonable and
when considered on balance with the public benefits of the scheme, the proposal would generally
accord with LLP Policy Q2.
14 Designing Out Crime
14.1 LP Policy D10 seeks development which reduces opportunities for crime. LLP Policy Q3 A will expect
development to utilise good design to design out opportunistic crime, anti-social behaviour and fear of
crime, pay particular regard to shared public spaces and communal areas, ensure that a materials and

construction details are robust, durable and resistant to malicious damage. Part B that applicants
engage in early pre application discussions where possible and meet the standards and objectives of
the Secured by design initiative
14.2 The proposal would intensify the residential nature of the area with a mostly residential character. It is
considered that the detailed design of the proposal would create a more active frontage to Landor
Road and better natural surveillance.
14.3 The scheme will deliver a perimeter block development where the streets are legible and there is clear
definition between public and private space. Officers welcome this approach.
14.4 The Design and Access Statement supporting the application indicates that the design team had
consulted with the Metropolitan Police’s Design Out Crime department. The Design Out Crime Officer
highlighted a number of considerations specific to the site context and this type of scheme. It is
important to keep a clear distinction between public and private space. There are many sites where
pedestrian routes that increase permeability of residential developments can have a positive impact
but feels that this is not one of them. The courtyards should be private. On this basis the scheme has
been designed with no publicly accessible spaces areas and secure fence lines proposed such as the
central courtyards etc.
14.5 The application was referred to the Metropolitan Police department. The Counter Terrorism Security
advisor indicated that the proposal would not be considered significant enough to warrant enhanced
measures. The Secure by Design officer raised no objection to the proposal subject to conditions
(60,61) 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.
14.6 It is noted that CCTV cameras will be required within the development. A condition (59) is
recommended that details of this are provided.
14.7 With respect to fire safety see discussion below.
14.8 Subject to conditions the proposal would accord with LP Policy D10 and LLP Policy Q3
15 Trees and Landscaping
15.1 Trees
15.2 LLP Policy Q10 seeks 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 trees located within
development site appropriate that can be satisfactorily protected from construction impacts and
positively integrated.
15.3 The proposed development would require the removal of 56 individual trees and 5 groups. These
comprise of 5 category B, 5. category C and 4 category U trees. These are shown circled in red at
figures 43 and 44. The details submitted indicate that 216 trees would be planted of varying standard.

Figure 43: Arboricultural Impact Plan (Source: Drawing ref:1146-AIP-003-C – Arboricultural Impact
Assessment)

Figure 44: Arboricultural Impact Plan (Source: Drawing ref:1146-AIP-004-C – Arboricultural Impact
Assessment).

15.4 The Council’s Arboricultural officer reviewed the details and expressed concern in respect of T63
(London Plane – Category A) which would appear to be under intense pressure from the proposed
scheme. Further details were provided by the applicant and the Arboricultural Officer has raised no
further concerns subject to conditions. They also expressed concern regarding the loss of B grade tree
T31 and consider that this could be avoided by tweaking the position of the path within the landscaped
area. A condition (35, 37) is recommended that revised details are submitted prior to commencement
showing the relocation of the path. This was agreed by the applicant in an email dated 18/10/2021.
Further conditions have been recommended. Indicative was provided illustrating district heating mains
and water services network. From these details the Mains water appears too close to Ts 94, 98 & 104
and would need to be re-routed. An informative (13) to this affect is recommended.
15.5 It is noted that there are existing street trees located in proximity to the site boundary. The Council’s
Arboricultural officers (street trees) reviewed the proposal in respect of the five trees located on
Landor Road to be removed and raised no objection to their removal subject to conditions (35-38).
15.6 The trees identified for removal within the Arboricultural implications report (ref. SEED 1146-AIA-V1-D,
June 2021) are identified as T95, T96, T97, T98 and T99.
15.7 A CAVAT (Capital Asset Value for Amenity Trees) calculation for these trees has been undertaken
which came to a total value of £11,841.
15.8 The trees to be lost would be replaced with species Tilia ‘Greenspire’, Carpinus betulus ‘Frans
Fontaine and Prunus serrulata sunset boulevard. These would be suitable choices for this location.
15.9 It is welcoming to see larger tree size standards being proposed with a tree girth of 20-25cm have
been included on the tree list. Officers would like to see to this size used for all the trees along Landor
Road which would help provide an immediate improvement for the community and limit the loss of the
removed trees as much as possible. It is recommended that this be secured as part of the hard and
soft landscaping informative (12).
15.10 For the larger replacement trees officers would also expect the appropriate anchor supports such as
guying to be installed. We would also require root barriers to be installed to encourage the roots to
move further down and limit their impact on the nearby structure and we would expect a minimum of 5
years watering and maintenance for these trees to sufficiently establish themselves. A final planting
plan is provided for approval. It is recommended that this be secured by condition (37, 38).
15.11 Overall, the Arboricultural officers support the development subject to the conditions set out above. As
such the proposal complies with the requirements of LLP Policy Q10.
15.12 Landscaping
15.13 LLP 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.
15.14 Areas of hard and soft landscaping are proposed across the site illustrated in hard and soft landscape
drawings submitted as part of the application. The masterplan indicates an intention to provide defined
character areas such as, greening of the Avenue, the formal access road, landscaped courtyards and
greenways, communal gardens and include ecological corridor. This would wrap around the southern
and western side of the development include trees, new native planting and could provide a linked
corridor for mammals and hedgehogs (an informative (16) is recommended in respect of boundary
treatment should include holes for small mammals and hedgehogs). It should also include a mix of
planting including trees and smaller plants that is diverse includes a wider variety of flowering types
and scope for the use of native species and ecological appropriate planting for local microclimatic

conditions and growth conditions. This would be an improvement on the existing situation and soften
the appearance of the development, promote sustainable drainage, help create variation in species.
15.15 The Council’s Arboricultural officer and Council’s Parks and Open spaces officer and raised no
objection subject to conditions (37, 38) relating to final landscape details and associated maintenance.
Subject to conditions the proposal would accord with Policy Q9.
15.16 Ecology and Biodiversity
15.17 LP Policy G1 part D seeks that proposals incorporate appropriate elements of green infrastructure
such as street trees and green roofs.
15.18 LP Policy G6 part D seeks that proposals manage impacts on biodiversity and aim to secure net
biodiversity gain.
15.19 LLP Policy Q9 reflects the aims of Policy EN1, promoting opportunities for greening as well as
protection and enhancement of existing biodiversity.
15.20 A preliminary ecological appraisal has been prepared by Aspect Ecology Ltd and submitted in support
of the application. The Council’s Parks and Open Space Officer reviewed the proposals and found that
the assessment was to the required standard and included a robust assessment of the site and any
risks to protected species, including bats and nesting birds, along with proposed enhancements and
mitigations to benefit birds, bats and other protected and non-protected species.
15.21 The assessment included a series of recommendations which must be incorporated into the final
development in order to enhance biodiversity, especially into detailed hard/soft landscaping and any
additional ecological features. For example, construction safeguards including hedgehog safeguards
during this time, the timing of works in respect of nesting birds, and invasive species safeguards. A
condition (43) to secure the mitigation measures is recommended.
15.22 The assessment identified that, should there be any delays between the application being consented
and the site demolition/clearance phases starting, then additional site surveys and assessments
should be undertaken to ensure any buildings and/or features have not, in the interim period, become
occupied by bats and nesting birds. A condition (42) to secure this is recommended given the
implementation phase is unlikely to start within 24 months. This is to ensure they have appropriate
procedures and protocols in place to ensure this is undertaken if required or requested by the Local
Planning Authority.
15.23 The preliminary ecological appraisal includes recommendations and enhancements for the proposal to
deliver a number of biodiversity net gains. This through habitat creation new planting green roofs, bird
and bat boxes and bee bricks and habitat piles (potential habitat opportunities for invertebrate
species). A condition (45) is recommended that at built stage evidence is provided to demonstrate net
biodiversity has been achieved.
15.24 In respect of bird and bat boxes, Lambeth Hospital is located within an area of the borough which is
known to be used by swifts (Apus apus), a bird species which is increasingly rare in London and
where traditional nesting sites have been reduced or compromised by inappropriate redevelopment,
repairs to or conversion of buildings. In this regard the type and numbers of bird boxes to be included
in the final development should incorporate boxes that are suitable for nesting swifts or other similar
species of birds that need relatively high nesting features high up on buildings. Where possible, some
or all of such boxes should be integrated into the fabric of new buildings, as inserted boxes or voids
rather than being all externally mounted boxes. Likewise, where bat boxes are proposed to be
installed. This would be secured by condition (44) and informative (15).

15.25 The proposal indicates provision for green roofs across the proposed buildings. Greens roofs are
supported and should be a biodiverse living roof to ensure their design will increase habitat availability
for various forms of wildlife, especially birds, pollinator invertebrates and bats. We would expect that
any proposed green roofs would be a biodiverse living roof design. A condition (40, 41) is
recommended securing detailed specification of the green roof including how they would be
maintained and protected. An informative (14) is recommended in line with the Parks and open
Spaces officer’s comment that they include regarding inclusion of aggregate mixtures of crushed brick
and stone graded from 25mm to dust and be contoured from heights of at least 5cm to 15cm, to
ideally consist of some material from the sites demolition, be allowed to colonise naturally, and the
roofs must incorporate profiles and graded features which will provide a complex structure for
important species including black redstarts, other wild birds, bats and microhabitats for as wide a
variety of invertebrates as is possible.
15.26 In respect of the soft landscaping features there is a good proportion dispersed within the
development. It is noted that the proposed list of hedge species indicated feels a bit ‘ornamental’ for–
too many ‘amenity’ species but limited heritage or ecological interest. Greater use of UK native
species in the hedges, which have ecological and landscape interest is advised with an informative
(11) to this effect is recommended.
15.27 Subject to conditions it is considered the proposal would accord with LP Policies G1, G6, LLP Policies
Q9 and EN1.
15.28 Urban Greening Factor
15.29 LP Policy G5 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.
15.30 LLP Policy EN1 F refers to applying London Plan policy G5 in relation to urban greening factor for
major developments.
15.31 The proposed development has a UGF of 0.47. This is achieved through incorporation of but not
limited to trees, planting, amenity grassland, permeable paving, rain gardens and green roofs. To
validate the measures at the as built stage condition (46) are recommended that evidence is provided
to demonstrate the development has achieved an UGF 0.4 or more and maintenance plan for the
lifetime of the development.
16

Transport

16.1 LP Policies T1, T3 and T4 seek to ensure that the impacts of development in transport capacity and
the transport network are fully assessed. LP Policies T2, T5, T6 and T7 set out the requirements in
respect of cycle and car parking, deliveries servicing and construction.
16.2 LLP policies T1, T2, T3, T6 and T7 seek to ensure that proposals for development will 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 will have an unacceptable transport
impact, it should be refused in the absence of mitigation measures to make the development
acceptable.
16.3 Site context
16.4 The Site has a PTAL which ranges between 5 (very good) at the northern end of the site and 2 (poor)
at the southern end of the site where it less accessible due to its enclosed nature at the rear and
therefore has greater walking distances.

16.5 The northern part of the Site is within a 6 min walk of Clapham North LU station and Clapham High
Street Overground rail station. The site is served by a single bus route (322) from Landor Road
opposite the site entrance, with a number of other bus routes within a reasonable walking distance
(Clapham High Street/Clapham Road and Stockwell Road).
16.6 The Transport Assessment (TA) suggests that this PTAL range does not reflect the true connectivity
of the site and TfL’s TIM mapping assessment shows the site is within a good commute time of central
London.
16.7 Access
16.8 It’s proposed to replace the existing access point with a new pedestrian and vehicular access point
some 10m west of the existing access on Landor Road. The new access will require the relocation of
the existing Vodafone telephone mast which it is understood has been agreed in principle with the
operator. The realignment will also involve the existing yellow line road markings being removed along
with the removal of trees that currently front the site at the location where the access is to be provided.
Conditions are recommended to secure the removal of the existing access and new vehicular access.
16.9 TfL have requested a Road Safety Audit in relation to the existing bus stops, in particular the potential
conflict between vehicles exiting the site and vehicles overtaking buses stopping at the eastbound bus
stop. The details submitted where reviewed by TfL asset operations team. They have raised no
concerns about the proposed access amendments.
16.10 Vehicular traffic (except for refuse and emergency vehicles) are proposed to be restricted to the
central spine route through the site, with secondary streets within the site mainly for pedestrian and
cycle use. Turning heads are provided at the end of the central spine route. Suitable swept paths have
been provided, showing an RCV, emergency vehicle and large car accessing and exiting the site in a
forward gear.
16.11 Para 5.19 of the Transport Assessment suggests that access into the Site will be controlled by the site
management, but it’s understood that access controls such as a barrier are not proposed which is
welcomed to prevent vehicles waiting on Landor Road.
16.12 A review of collision data along Landor Road covering the last 5 years within the vicinity of the Site
found 29 accidents were recorded. Of these, 27 resulted in ‘slight’ injuries and 2 resulted in serious
injuries, no fatalities were recorded. These numbers are relatively low, and the proportion of accidents
resulting in casualties being killed or seriously injured was lower than the borough and national
averages.
16.13 TfL noted that the accident analysis identifies a number of Killed or Seriously Injured (KSI) clusters in
the vicinity of the site. One of the clusters is on the junction between the A3 Clapham High Street and
Voltaire Road which entails 2 seriously injured accidents. TfL has a road safety scheme that seeks to
improve crossing facilities at this location. A financial contribution of £175,000 towards the scheme
that would be secured through a planning obligation.
16.14 Only one vehicular and pedestrian access will be available to future residents, as there is currently no
through route linking to Pulross Road to the south. An additional southern pedestrian access would be
beneficial to residents of site, to link to amenities and other transport options in Brixton for example.
The ground floor plan has been revised to provide a 2.0m wide footway to the southern end of the
proposed site. This would be a pedestrian link via the NHS ‘Pulross Centre’ that would be safeguarded
for future connection if that site were to come forward for redevelopment or is required to provide
access to the ‘Pulross Centre’. This would be secured through a planning obligation.
16.15 Highways have been consulted regarding the proposed access and raised no objection. A s278 will be
required to provide for the removal of any redundant crossovers, reinstatement of footways or highway

remediation at the expense of the applicant. The s278 would be secured through a planning
obligation.
16.16 Trip Generation
16.17 Existing
16.18 Given the restrictions on movement in place at the time of the assessment, it was agreed with the
applicant that historical survey data could be used to ascertain the levels of trip generation at the
existing site. Survey data from November 2019 was compared with car park ANPR data from July
2020, and typical daily delivery numbers. Table 2.9 of the TA summarises the existing vehicle
movements associated with the current use on the site. These equate to 64 two-way trips during the
AM peak, and 38 during the PM peak.
16.19 Proposed
16.20 Trip generation for the proposed development was calculated using TRICS. It is predicted that
approximately 311 two-way person trips in the AM peak (8:00-09:00) and 211 two-way person trips in
the PM peak (17:00-18:00) will be generated by the proposals. Of these, the majority (54%) are
expected to use the London Underground, and an additional 169 two-way Underground trips are
expected in the AM peak, and 115 in the PM peak as a result of the development. It is expected that
the overall impact of the development, spread across all public transport modes, to be manageable.
TfL were consulted on the application and considered that the trip generation assessment was
acceptable.
16.21 Given the proposals are car-free, very few car trips are expected to be generated, although it is noted
that some car trips have been included in the assessment to account for the disabled parking bays
and Car Club bays on site for example. The TA suggests that in the AM peak a maximum of 9 twoway car trips will be generated. The proposed taxi mode share seems low at 0.2% (equating to a
maximum of 1 trip during the AM peak), but it is unlikely that including more private hire trips would
alter the conclusions on vehicular impacts, and overall the proposed development is likely to result in a
reduction in vehicular trip generation, even accounting for servicing trips (see Servicing below).
16.22 Car Parking
16.23 The site is located within CPZ Brixton ‘BR’, which is operational 8.30am-5.30pm Monday to Friday.
The development should be secured as car free through a planning obligation .
16.24 The existing site is understood to include 130 x standard car parking spaces, 4 x disabled parking
bays and one delivery/ambulance bay.
16.25 Disabled Parking
16.26 19 disabled bays are proposed to be accommodated on site from the outset, which meets LP Policy
T6.1 G requirement for 3% of all residential units to have access to a disabled parking space. Policy
T6.1 G requires that in addition to the initial 3%, an additional 7% disabled parking should be provided
if and when required by future occupiers. The Transport Note (TN) submitted confirms that in addition
to the initial 19 bays, an additional 10 disabled bays could be accommodated on-site, by replacing
areas of landscaping with additional disabled bays, as shown on Drawing numbers 20 – T049_13.1
(figure 45 below). This equates to a maximum of 5% which could be accommodated on site.

Figure 45: Location of additional disabled car parking spaces within site (Source: Appendix 3
Transport Note dated 19/10/2021 Drawing numbers 20 – T049_13.1).
16.27 The TN goes on to show whether the additional 5%, or 26 bays (55-29 bays) could be accommodated
on surrounding streets if required. Figure 46 below shows that some 23 additional disabled parking
bays could be accommodated on-street within 50m of the site access points. However, the practicality
of these locations is questioned given that the majority would require users to cross Landor Road, plus
the residential lobbies to most of the proposed blocks are some distance from the site access points,
so these bays would in reality be more than a 50m walk from most residential lobbies. However, it’s
considered unlikely that demand for disabled parking would extend beyond the site in any significant
numbers, if at all, given that for the borough as a whole only 1.7% of the population are Blue Badge
holders (DfT).

Figure 46 - Location of additional disabled car parking spaces outside site (Source: Appendix 3,
Transport Note dated 19/10/2021, Drawing No.15)
16.28 A Car Parking Management Plan would be secured to ensure demand for disabled parking is
monitored and ensure that on-site additional provision is made if needed, before any incursion onto
surrounding streets. However, if additional bays beyond the 29 on-site are required, the applicant
should fund the provision of these with a contribution is £10,000 per bay for all on-street bays, this
would be secured through a planning obligation this would be time limited to fifth anniversary of
occupation of the last residential dwelling.
16.29 The applicant has confirmed that a minimum of 11 (or 20% of the full 10% disabled parking provision)
of the on-site disabled bays are proposed to have active EV charge points with the remaining having
passive provision. This would be secured by condition, subject to this it would accord with London plan
policy.
16.30 Car Club
16.31 The plans submitted show two Car Club bays within the site, close to the entrance of the site so that
they are easily accessible to existing residents, as well as new residents of the development. It’s
understood that discussions with a Car Club operator have confirmed a preference for this location,
rather than on-street since there are already a number of existing car club bays in the vicinity including
on Hargwyne Street and Prideaux Road. A car club membership for all residents should be provided
for a period of three years. This would be secured through a planning obligation.
16.32 Sustainable Travel
16.33 Cycle Parking
16.34 The proposed mix of 553 units results in a requirement for 1,006 long-stay cycle parking spaces, and
16 short stay spaces to meet London Plan standards.
16.35 It’s understood that 255 of the long-stay spaces are proposed by way of Sheffield stands, which
equates to 25% provision. It's understood that 51 cycle parking spaces (or 5%) are proposed to be

designated for larger and adapted cycles. The details provided identifies the 51 cycle parking spaces
for larger and adapted cycles. Both the Sheffield stand larger cycle stands are distributed across the
site and prioritised within stores closest to the cores, close to lobbies.
16.36 It should be noted that there are 5 external stores proposed located primarily along the western
boundary these stores would accommodate for the most part the standard cycle spaces with the
exception of two of the stores that would include some Sheffield stands and larger cycles. The future
occupiers of Building 6 Blocks B1, B2, B3 and Block 4 would have access to three of the stores. The
future occupiers of Building 4 Block 3 and Block 4 would have access to two of the stores.
16.37 The proposal also includes details showing individual stores for the townhouses, internal stores for the
flexible community/commercial units.
16.38 Cycle storage details for the residential units, townhouses and flexible units and short stay spaces
would be secured by condition (47).
16.39 A minimum of 1 in 10 cycle parking spaces will have access to electric charging facilities. This would
be secured by condition (48).
16.40 A minimum of three years free membership to the Cycle Hire scheme should be provided for each
resident of the scheme. This would be secured through a planning obligation. The site also falls within
TfL’s supported expansion area for cycle hire docking stations. TfL have requested a financial
contribution of £220,000 towards a cycle docking station which is supported by Lambeth transport.
This would be secured through a planning obligation.
16.41 TfL also request that legible London signs in the vicinity of the site would need to be updated as a
result of the proposed development. A financial contribution of £5,200 to refresh the signage is
required to be secured through a planning obligation.
16.42 Travel Plan
16.43 A draft Travel Plan has been submitted with the application and additional information was provided
during the application process to take on board comments received from Lambeth’s Sustainable
Travel & Monitoring Officer. A full Travel Plan would be secured via a condition (50) and a financial
contribution of £5,300 towards the monitoring.
16.44 Active Travel Zones and Healthy Routes
16.45 The applicant should make a financial contribution towards environmental and public realm
improvements, to deliver long term walking and cycling improvements to the neighbourhood.
16.46 The TA includes an Active Travel Zone (ATZ) assessment of the local area, which assesses the
quality of four key routes from the site. The ATZ assessment does not identify any significant barriers
to pedestrian and cyclist movement on these routes but does identify several locations where tactile
paving (a textured surface to aid navigation for pedestrians who are visually impaired, usually found
on footways at crossing points) could be laid. Route 3 is likely to be a key route since it connects the
site to the stations and amenities at Brixton town centre. In time it is hoped that pedestrian access
from the south of the site would be opened up directly onto Pulross Road, reducing the walking
distance to Brixton. However, for the time being the current route is shown via Landor Road,
Hargwyne Road, Pulross Road and Ferndale Road.
16.47 The Landor Road Corridor Scheme is a corridor assessment of Landor Road between Clapham Road
and Stockwell Road to include feasibility, design and build contributions towards a scheme to address
through-traffic on Landor Road, to complement and enhance the bordering Ferndale Low Traffic
Neighbourhood. This could include measures such as: a bus gate on Landor Road; dedicated
pedestrian facilities near the site entrance and along Landor Road; potential extension of the Ferndale

LTN to roads north of Landor Road; public realm improvements on Landor Road; junction
improvement works at Landor Rd / Stockwell Rd. Therefore, a financial contribution of £400,000
towards the Landor Road corridor scheme is sought that would be secured through a planning
obligation. This would cover feasibility, design and build contributions towards a scheme to address
through-traffic on Landor Road, to complement and enhance the bordering Ferndale Low Traffic
Neighbourhood.
16.48 Servicing
16.49 A draft Delivery & Servicing Plan has been submitted which is considered appropriate. A final plan, the
provision of service bays (including electric vehicle charging points) on site and that no loading and
unloading occur off-site would be secured by conditions (48,51-54) .
16.50 The TA includes an assessment of servicing activity based on the TRICs sites used in the overall trip
gen, which results in an expected 19 residential service vehicles arriving on site each day. This level
of servicing is considered an underestimate; given the car free nature of the development since
residents will be more dependent on food deliveries for example, and the growth in online shopping
(accelerated by Covid) and evidenced in the NTS data at Appendix A19 of the TA (increase from 64%
to 86% in households ordering goods between 2002 and 2019).
16.51 A revised assessment of servicing trips was submitted within the Transport Note dated 19/10/2021,
based on 55 deliveries being generated each day. Over a 12-hour period (0700 - 1900) this would
equate to 4-5 deliveries per hour (or an average of one delivery every 12-15 minutes). Assuming a
maximum dwell time of 10minutes there is considered to be sufficient capacity within the proposed
12m loading bay to accommodate these numbers of servicing trips.
16.52 The proposed site layout intends to cater for deliveries throughout the scheme, but the provision of a
post and storage room is welcomed to minimise the likelihood of missed or repeated deliveries. The
location of the post room near the main site access and adjacent to a loading bay within the site
should help minimise dwell times for delivery drivers. However, there are some concerns that the
location of the post room, fronting Landor Road, may encourage delivery drivers to stop on Landor
Road rather than enter the site. The applicant should therefore fund a review of waiting restrictions
around the site, and the potential changes to restrictions (e.g. changes to TMOs and lining), this would
be a contribution of £10,000 secured through a planning obligation.
16.53 Refuse/Recycling Storage
16.54 The residential the waste and recycling stores are located within each of the building within each of
the nine blocks and the TA confirms that bins are located within 30m of access points to residential
blocks. Swept paths of a RCV accessing and turning within the site are provided within the TA. The
RCV will be required to stop a number of times within the site to serve the different bin stores. For the
southern-most blocks (collection from Blk4-B4 & B3 and BLk4- B1 &B2 in particular) refuse collection
would be managed through a Waste Strategy, requiring the site management team to wheel them to
temporary holding areas for collection point on refuse collection day. Details provided indicate that the
refuse stores are designed to meet the quantum stipulated in the Lambeth Guidance ‘Waste and
Recycling Storage and Collection Requirements, Technical Specification for Architects and
Developers. Serco the Council’s waste contractor have reviewed the proposal and confirmed the
waste and recycling plan, capacity and waste strategy are acceptable and meet requirements.
Conditions (55 and 56) would be secured requiring a final waste and recycling management strategy
and an informative (19) that the waste strategy include reference to the requiring the site management
team to wheel them to temporary holding areas for collection point on refuse collection day and in
particular from Blk4-B4 & B3 and BLk4- B1 &B2.
16.55 Each of the three town houses fronting Landor Road would have its own waste and recycling storage
located within the front gardens. It is not clear from the details where the location of the waste and
recycling storage would be located for the four townhouses, two located within Block 1, (building 1 and

2) and two located within Block 2, buildings 1 and 2. These townhouses do have rear gardens but no
side passage so it is likely that the waste and recycling would need to be stored within the front
gardens. Supporting para 10.52 to LLP Policy Q12, notes that where there is only front garden
provision simple screened enclosures built in brick are considered appropriate. Details of the waste
and recycling storage for these town houses would be secured through condition (55). An informative
(19) would be included that provision is for simple screened enclosures built in brick
16.56 Construction
16.57 Draft Construction Logistics and Construction Management Plans have been provided. These confirm
a construction programme of 48 months and suggest peak vehicle numbers of 21 per day. It’s
suggested that construction traffic will approach the site from either the south along the A23/A203 onto
Stockwell Green/Landor Road or A24, from the north on the A3/A201/A2, from the west by the
A24/A3.
16.58 Operational Impacts
16.59 Modelled increases of NO2 and PM10 on existing receptors as a result of increased traffic flow are
negligible/slight and so do not require offsetting. The short- and long-term AQOs for relevant pollutants
are likely to be met at all future receptor locations so no mitigation will be required. There are no onsite generators to produce air pollutants. The completed development is likely to result in fewer traffic
movements than the existing use.
16.60 Swept paths analysis, including a 300mm error margin, should be provided for the largest construction
vehicle expected to service the site. Construction traffic should avoid peak times. A full Construction
and Environmental Management Plan and Demolition Plan would be secured by condition (4 and 5).
The applicant will be expected to operate and be registered under the Considerate Constructors
Scheme. This would be secured through a planning obligation.
16.61 Mitigation
16.62 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:
16.63 Planning Obligations
• Parking permit-free
• Travel Plan monitoring financial contribution – £5,300,
• Contribution towards Cycle Hire docking station – £220,000
• A minimum of three years free membership of the Cycle Hire scheme for each resident
• A minimum of three year’s Car Club membership to be provided for each resident
• Financial contribution towards improvements for walking and cycling – £400,000 Landor Road
corridor scheme.
• Financial contribution towards junction improvements at Voltaire Road / A3 Clapham High
Street - £175,000
• Financial contribution towards update of Legible London Signage - £5,200
• Financial contribution secured for a review of waiting restrictions around the site, and the
potential changes to restrictions - £10,000.
• Register under Considerate constructors Scheme
• Residential car parking management plan – if required fund the provision with a contribution
is £10,000 per bay for all on-street bays, time limited.
• S278 agreement for highways works – Would include changes to access and footway on site
frontage
16.64 Conditions (4,5,47-58)
• Cycle Parking details
• Delivery and Servicing Plan

•
•
•
•
•
•
•
•
•
•

Provide 19 disabled parking bays
Provide delivery and servicing bays including electric vehicle charging points
Provide disabled parking bay electric vehicle charging points
Travel Plan
Construction and Environmental Management plan
Demolition Management plan
Waste and Recycling store details
Operational Waste and Recycling management Strategy
Existing vehicular access to be removed
New vehicular access to be provided

16.65 No objection has been raised by the Council’s Transport and Highways Sections or TfL to the
proposal. Subject to the above mitigation measures, the proposal would have an acceptable impact on
the network and would encourage travel by sustainable means of transport be in accordance with LP
policies T1, T2, T3, T4, T5, T6 and T7 and LLP Policies T1, T2, T3, T6, and T7.
17 Sustainable Design and Construction
17.1 LP Polices SI2, SI3, SI4 require development proposals should minimise carbon dioxide emissions
and exhibit the highest standards of sustainable design and construction, they should provide on-site
renewable energy generation and boroughs should seek to create decentralised energy network.
17.2 LLP Policy EN3 requires development to utilise decentralized heating, cooling or power networks in
the vicinity of the site, or future proof for planned energy networks.
17.3 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.
17.4 The Council’s appointed energy consultants CBRE has assessed the modelling and calculations and
following further clarification and information submitted by the applicant concluded that the approach is
acceptable subject to conditions (18, 40-41, 62-73) and securing planning obligations.
17.5 Energy
17.6 Be Lean: The residential element of the development has targeted a 13% carbon emission
improvement beyond Part L from passive and energy efficiency measures. The non-residential
development has targeted a 15% carbon emission improvement at this stage.
17.7 This has been achieved utilising a fabric first approach with improvements to thermal performance of
building fabric (U-values) beyond Part L (2013) requirements (e.g. wall ‘U’ value 0.16, Floor and Roof
‘U’ value 0.51, etc.). Further energy efficiency measures include 100% energy efficient lighting, high
performance double glazing with low G values and shading co-efficient to limit the effects of solar gain,
Mechanical Whole House Ventilation with Heat Recovery, the provision of time and temperature zone
control on HVAC (heating, ventilation and air conditioning) systems.
17.8 Be Clean: The use of Air Source Heat Pumps (ASHP) is proposed in a building by building communal
heat network, which will provide heating and hot water for the residential units, and heating for the
non-residential element. This low carbon, energy efficient solution is all-electric and aligns with grid
decarbonisation.
17.9 Existing District Heating Networks have been investigated by the applicant and there are no existing or
planned district heating networks within the vicinity of the proposed development to which a
connection is technically feasible. This has been confirmed by the Council’s Sustainability officer.
Additional information has been submitted detailing the potential future connection to district heating
networks. This would be secured through a planning obligation.

17.10 Be Green: In addition to the ASHPs, solar PVs would also be incorporated. A roof plan has been
provided showing the PV layout on upper roof levels. Final details including sections would be secured
by condition (18).
17.11 Be Seen: the applicant is expected to review the Be seen’ energy monitoring guidance early in the
design process to ensure that they are fully aware of the relevant requirements to comply with the ‘be
seen’ policy. Planning obligations would secure energy monitoring, that provides for a commitment
that the development will be designed to enable post construction monitoring and that the information
set out in the ‘be seen’ guidance is submitted to the GLA’s portal at the appropriate reporting stages.
17.12 The London plan sets a reduction target of zero-carbon for both residential and non-residential with at
least a 35% reduction in carbon emissions being achieved on site. The proposed development in
respect of residential would result in a reduction of regulated CO2 of 64.35% exceeding the minimum
35% beyond Part L 2013. The remaining regulated carbon dioxide emissions would be off set with a
payment of £483,645 to reduce the emissions to an equivalent of zero. The proposed development in
respect of non-residential element would result in a reduction of regulated CO2 of 51.62% exceeding
the minimum 35% beyond Part L 2013. The remaining regulated carbon dioxide emissions would be
off set with a payment of £483,645 to reduce the emissions to an equivalent of zero. A total carbon
contribution for the development of £490,428. This may need to be re-calculated when the final carbon
emissions reduction is confirmed. This would be secured through a planning obligation.
17.13 Sustainable Design
17.14 Overheating and Cooling
17.15 The results of the Dynamic Overheating Analysis, using the CIBSE TM59 methodology, demonstrate
that all units comply against DSY1 assuming reduced glazing areas, g-value of 0.36 and openable
windows.
17.16 The applicant has also investigated the risk of overheating using the DSY 2 & 3 weather files and
some failures are noted. Within the results using DSY 2 and 3 weather files the bedroom areas fail
marginally by circa 2-3% whereas the majority of the lounge areas still pass the criteria, which means
tenants will have the choice of occupying the lounge rather than the bedroom. The applicant was
asked to consider the potential to adopt further passive measures (in line with the Cooling Hierarchy)
to avoid the risk of overheating now and under future climate scenarios and they should seek to
maximise compliance with DSY2 and DSY3.
17.17 In response the applicant has confirmed that any required blinds will be included in the base build and
demonstrate that the blinds do not interfere with the effective opening area of windows. Passive
measures have been explored and incorporated within the design of the development such as low 'U'
values, high glazing specification with low 'G' values. The applicant has committed to providing
guidance to occupants on minimising the dwelling overheating risk, for example that include further
mitigation measures such as humidifiers and fans. To ensure this guidance is provided a condition
(65) to this effect is recommended. The GLA reviewed the response and confirmed that nothing further
required.
17.18 Water consumption
17.19 The water consumption (l/person/day) for the proposed dwellings shows a figure of 105.0 l/p/d. A
condition (66) limiting water consumption to 105.0I/p/d is recommended.
17.20 BREEAM Pre-Assessment of non-residential development
17.21 The applicant has provided a preassessment that a BREEAM rating of 72.70% is anticipated,
therefore achieving an ‘Excellent’ rating. It also indicates credits that can be investigated to deliver a
higher ‘BREEAM’ score that could potentially increase the score further to 76.73%

17.22 The applicant has indicated that given the stage of the development and scope of works for the nondomestic areas (i.e. shell and core) it has not been deemed appropriate to specify water consumption
performance targets. That when it comes to the final design, a more 105l/per person/per day would be
reviewed for its feasibility in this scheme. There can still be a commitment to deliver the minimum
water consumption to the WAT01 credits to BREEAM Excellent. It is recommended this be secured as
part of the condition (68).
17.23 Conditions would be secured in respect of achieving an ‘Excellent’ rating and design stage and post
construction stage certificate and summary score sheets submitted to ensure that the development
has an acceptable level of sustainability and ensure compliance with LLP policy EN4.
17.24 Waste and Materials
17.25 The documents include commitments to good practice waste management during design and
construction. It should be noted that 7 out of 14 BREEAM credits are for Materials Resource
Efficiency. This includes commitments to select (to some extent) products with low environmental
impact; specify construction products with EPDs; responsible source materials; and design for
durability. A condition to secure this is recommended (71).
17.26 The documents refer briefly to the correct storage of materials, logistical management, re-use of offcuts, and responsible sourcing of construction materials (including use of the Green Guide to
Specification). A number of good practice measures (preparation of Sustainable Procurement Plan
and use of legally harvested and traded timber) are also made through a commitment to 7 out of 14
available BREEAM credits. The proposed Scheme would seek to achieve 9 out of 10 BREEAM credits
associated with Waste (including those relating to recycled aggregates, adaptation to climate change,
and design for disassembly and adaptability). This includes a commitment to:
• Implementing a Resource Management Plan and Pre-demolition Audit;
• Achieving <7.5 m3 or <6.5 tonnes as a resource efficiency target per 100 m2 of gross internal
area;
• Undertaking a review of all reused and sustainably sourced aggregates;
• Completing a Functional Adaptation Strategy appraisal by the end of RIBA Stage 2 (Concept
design), and implementing the recommendations; and
• Providing facilities for the storage of operational recyclable waste volumes.
17.27 A condition (70) to secure the above commitment is recommended.
17.28 Whole life carbon cycle
17.29 Policy SI2 also requires development proposals that are referable to the Mayor should calculate whole
life-cycle carbon emissions through a nationally recognised Whole Life-Cycle Carbon Assessment and
demonstrate actions taken to reduce life-cycle carbon emissions.
17.30 A Whole Life Carbon (WLC) Assessment has been prepared by Cudd Bently (May 2021) detailing
emissions across the building’s lifecycle and covering the recommended EN 15978 reporting modules.
Alongside a completed GLA WLC spreadsheets have been provided detailing the breakdown of
emissions and identifying measures taken to reduce embodied carbon across the building’s lifecycle.
17.31 In order to consider the varying construction phases of the different blocks and the varying
handover/occupancy dates, during the different 5-year phases there will be the following expected
Construction/ Operational and Product Stage output:
17.32 Total Carbon Output calculated over 2023-2027:
• Product/Construction Stage (A1-5): 27,841,507 kg CO2e
• Operational Stage (B1-7): 64,1920 kg CO2e
• End of Life Stage (C1-4): 0 kg CO2e

17.33 Total Carbon Output calculated over 2028-2032:
• Product/Construction Stage (A1-5): 0 kg CO2e
• Operational Stage (B1-7): 2,407,199 kg CO2e
• End of Life Stage (C1-4): 0 kg CO2e
17.34 Total Carbon Output calculated over 60-year building life:
• Product/Construction Stage (A1-5): 27,841,880 kg CO2e
• Operational Stage (B1-7): 48,492,134 kg CO2e
• End of Life Stage (C1-4): 911,381 kg CO2e
17.35 The WLC of Current Project Design meets the benchmark for Modules A1-5 and Modules B – C as
confirmed in WLC report section 8. Whole Life Cycle Summary.
• 521kgCO2e/m2 GIA for modules A1-A5 against a benchmark of 750 to 850 and aspirational
benchmark of 450-500 kgCO2e/m2 GIA.
• 127.19kgCO2e/m2 GIA for modules B-C excluding B6 and B7 against a benchmark of 300400 kgCO2e/m2 GIA and an aspirational benchmark of 180-240 kgCO2e/m2 GIA.
17.36 It does not however meet the Aspirational WLC Benchmark for either category. Although the figure of
127.19kg CO2eq/ m2 GIA (for Modules B1-B5 & C1-C4) is below the Aspirational value, considering
that Modules Maintenance (B2) and Repair (B3) are optionally excluded at this stage it can be
assumed that with the post construction inclusion of these Modules it should increase.
17.37 Generally, the assessment has been undertaken in line with London Plan Policy SI 2. A condition (72)
is recommended to ensure that appropriate targets are reached and demonstrated through a full post
construction WLC. It should be noted that emissions are likely to change as design is developed and
details when submitted should include a narrative how reduced carbon through design process. This
would be secured as part of the condition (72).
17.38 Circular economy Assessment
17.39 A Circular Economy Assessment has been prepared by Cudd Bently (May 2021) detailing how the
proposed development has considered the circular economy principles to minimise embodied carbon
and operate within a circular economy, maximising the value extracted from materials and prioritising
the reuse and recycling of materials.
17.40 It includes best endeavours to commitments such as:
• 95% reuse/recycling/recovery of non-contaminated demolition waste reused or recycled onsite
or offsite.
• 95% beneficial use of non-contaminated excavation waste onsite or offsite.
• 5% limit on site reuse in original waste to landfill.
• 95% reuse/recycling/recovery of non-contaminated construction waste reused or recycled
onsite or offsite.
• At least 65% municipal waste to be reused, recycled or composted by 2030
• Max. 35% of no recyclable or compostable waste either sent to landfill or to energy recovery
centres.
17.41 The applicant confirmed their commitment to using reasonable endeavours to meet the relevant
targets and this would be confirmed within post-completion circular economy statement to be secured
by condition (73).
17.42 Overall, the proposed development has been designed to be highly sustainable and maximise the
potential carbon savings that can be achieved in accordance with the relevant policy and guidance.
Therefore, the proposed scheme complies with LP polices SI2, SI3, SI4 and LLP Policies EN3 and
EN4.
18

Other Environmental Matters

18.1 Flood Risk
18.2 The NPPF states that inappropriate development in areas at risk of flooding should be avoided by
directing development away from areas at highest risk but, where development is necessary, making it
safe without increasing flood risk elsewhere. LP policy SI 12 states that development proposals must
meet flood risk assessment and management requirements
18.3 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. This
general approach is designed to ensure that areas at little or no risk of flooding from any source are
developed in preference to areas at higher risk. 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.
18.4 The application was accompanied by a Flood Risk Assessment and SUDs Strategy and a further
updated assessment following CBRE and GLA comments. The documents were prepared by Iceni. To
demonstrate that the development can be satisfactorily accommodated without worsening flood risk
for the area and without placing the development itself at risk of flooding, as per national guidance
provided within the NPPF and in accordance with LLP policy EN5. This was reviewed by the Council’s
consultants CBRE.
18.5 The development site sits wholly within Flood Zone 1 (Source: Figure 4.1 of Floodrisk Assessment
and SUDs strategy report). This demonstrates that the development site is at low risk of flooding from
fluvial or tidal sources, with a predicted probability of less than 1 in 1,000 chance of flooding on an
annual basis.
18.6 The proposed development will mitigate flood risk from surface water sources by avoiding
development in areas that are at medium or high risk of surface water flooding and incorporating a
sustainable drainage strategy (SuDS) and interception drainage to reduce surface water flood risk
discussed below. The report considered that, should the mitigation measures be implemented, the risk
of flooding from surface water sources will be low, post-development.
18.7 The report was reviewed by the Council’s consultants CBRE Environmental, who advised that the
FRA is comprehensive in nature and adequately addresses floodrisk in relation to the requirements of
the national planning policy framework The GLA advised that the FRA provides updated information
regarding groundwater flooding, which is supported. Rain gardens and tree pits have been
incorporated, which is welcomed.
18.8 Thames Water were consulted on the application and have identified that some capacity exists within
the water network to serve 99 dwellings but beyond that upgrades to the water network will be
required. A condition (69) recommended that would limit occupation of the residential dwellings to the
99th unit until confirmation that all water network upgrades to accommodate additional flows to serve
the development have been completed or a development and infrastructure phasing plan agreed with
Thames Water post occupation. This is to ensure development doesn’t outpace the delivery of
essential infrastructure.
18.9 Subject to conditions the proposal would accord with the NPPF, LP Policy SI 12 and LLP Policy EN5.
18.10 Sustainable Urban Drainage Systems
18.11 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.

18.12 Following comments from the GLA and CBRE Environmental the SUDs strategy was amended.
18.13 CBRE Environmental advised that the drainage strategy elements of the document outline an
appropriate method for attenuating surface water runoff from the site. Subject to condition (79)
recommended that the detailed design of the drainage system, and an appropriate maintenance plan
are subject to approval prior to the commencement of construction and occupation.
18.14 The GLA advised that the drainage strategy plan has been amended to clearly show the location and
dimension of proposed SuDS, and an exceedance flood flow route plan has been provided. Whilst it is
disappointing to see that the proposed discharge rate has not been reduced further below the Q100
rate, the variety of SuDS included do provide an adequate betterment. There are no further
comments.
18.15 Subject to conditions the proposal would accord with LLP Policies EN6 and Government ministerial
statement HCWS161 (ensure arrangements in place for ongoing maintenance).
18.16 Air Quality
18.17 This Site is located in the Lambeth-wide Air Quality Management Area (AQMA)) in relation to a breach
of nitrogen dioxide and particulate matters objectives as specified in the Air Quality Regulations 2000.
The development is close to the Clapham Road AQ focus area and so there is potential to introduce
users to poor AQ.
18.18 LP Policy SI1 recognises the need to reduce contributory factors to air pollution and improve the
public’s exposure to pollution. In particular expects developments to at least be Air Quality Neutral or
make the impact of the development on local air quality acceptable, this is done on site. LLP Policy
EN4 states Lambeth will follow the approach set out in London Plan policies SI1 Improving air quality.
18.19 The applicant has provided a detailed air quality report (ES Vol II Chapter 7) which assesses both the
construction and operational impacts of the proposed development.
18.20 Construction Impacts
18.21 The risk assessment of dust from the demolition and construction phase of the Proposed
Development concluded that there is a:
• Medium to High risk of dust soiling; and a
• Low to High risk of human health effects.
18.22 As a result, High risk mitigation measures from the Institute of Air Quality Management (IAQM)
guidance documents provided in Table 7.17 of the Air Quality Assessment submitted are
recommended to reduce risks to negligible impact during construction phase. Condition (7) are
recommended that an Air Quality and Dust Management Plan (AQDMP). The condition would require
the applicant follow the mitigation measures for high risk (as a minimum) set out in Appendix 7 of the
Control of Dust and Emissions during Construction and Demolition SPG 2014. These are similar to
what is set out in Appendix 7 of the Mayors SPD. This would be secured prior to commencement of
the development and would also align with the GLA recommendation for such a condition. A further
condition (78) is recommended relating to Non-Road Mobile Machinery with emissions regulations.
18.23 The applicant has committed to the use of vehicles compliant with the Euro 6/Euro VI emissions
standard throughout the on-site works. This is to avoid significant adverse impact on local air quality
along Brixton Road and Stockwell Road during the construction phase. The GLA have advised that
this should be secured by condition. This would be secured as part of the AQDMP.
18.24 Air Quality Neutral Assessment
18.25 Transport and building emissions meet air quality neutrality requirements.
18.26 Overall, subject to conditions the proposed development is considered to comply with LP Policies SI 1
and LLP Policy EN4.

18.27 The applicant has submitted a wind and microclimate assessment (Vol II Chapter 12 ES) associated
appendixes and updated report and addendum and updated P that has been reviewed by the
Council’s consultants Hydrock.
18.28 Wind and Microclimate
18.29 LP Policy D9 requires proposals for tall buildings to make proper consideration of the wind and
microclimate impacts and be free from unacceptable impacts. LLP Policy Q2(vi) that adequate outdoor
amenity space is provided free from wind/downdraught.

18.30 Both the ES Chapter Addendum and Appendix provide robust assessments of pedestrian comfort and
safety. The assessments have been carried out based on industry standard guidance, with the
exception of the City of London wind and microclimate guidelines for cyclists.
18.31 The ES Chapter provides details of mitigation measures that could be used during the construction
stage to reduce wind and microclimate effects to safeguard on-site workers. This would include normal
Health and Safety measures will be employed by the contractor to safeguard construction workers;
and a 2.4m hoarding would be erected around the perimeter of the construction site, which would
significantly reduce wind speeds on the construction site. A condition (30) is recommended that
measures are incorporated within Construction and Environmental Management Plan. It is unlikely
that there will be any adverse effect to pedestrians off-site during demolition and construction
18.32 Mitigation measures are also recommended once the proposed development is operational. A
number of areas within the proposed development require mitigation measures to ensure a suitable
pedestrian environment is provided. Mitigation measures include the strategic planting of mature
evergreen trees, soft landscaping and vegetation within courtyard spaces, and the inclusion of gates
and fencing with a minimum porosity of 30%. In respect of balconies and terraces balustrades of
varying heights 1.2m and 1.5m high balustrades illustrated below in figure 47) are recommended to
mitigate wind speeds on balconies and terraces. These mitigation measures are common within
developments of this scale. It is recommended that this and additionally, further CFD modelling to
demonstrate mitigation efficacy would be secured through condition (30).

Figure 47 - Balcony Modifications – image on left (Source: Drawing No: 098738_050_71_E_01)
18.33 Subject to mitigation measures and conditions securing this all areas within the proposed
developments and surroundings would be acceptable in terms of their pedestrian wind environment
and accord with LP Policy D9 and LLP Policy Q2.
18.34 Solar Glare

18.35 Due to the dominance of non-reflective materials on the exterior of the development it is unlikely that
there would be little risk of harmful solar glare. However, this has not been confirmed by the applicant.
To ensure if any impacts were to arise a condition (32) is recommended that a solar glare assessment
be submitted prior to commencement of construction works above ground.
18.36 Contaminated Land
18.37 LLP Policy EN4 requires adequate remedial treatment of any contaminated land.
18.38 ES Vol II Chapter 9 deals with ground conditions and contamination. Appendix attached to this chapter
(Appendix 9.1) includes a Phase 1 Geo-Environmental Assessment. The Council’s consultants CBRE
Environmental undertook the review of the documents submitted.

18.39 CBRE concur with the assessment provided that identified impacts can be mitigated to a satisfactory
level, albeit the nature and extent of remediation and risk mitigation works necessary to ensure that
this occurs can only be determined following the completion of an intrusive site investigation that can
be achieved through appropriate conditions. These would be achieved through the provision of ground
investigation and where necessary remediation and verification. It is recommended conditions (74-77)
to this effect are secured.
18.40 Subject to conditions it is considered the proposal would accord with LLP Policy EN4.
18.41 Fire Strategy
18.42 LP Policy D5 (Inclusive design) requires proposals to set out how access and inclusion will be
maintained and managed, including fire evacuation procedures. LP 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 at the
planning stage of a development. The application has been accompanied by a Stage 2 Fire Strategy
Report and Letter dated 06/02/2021 both prepared by Elementa Consulting.
18.43 The GLA in their stage 1 report noted that a fire safety statement, prepared by suitably qualified
personnel, has been submitted with the application in accordance with London Plan Policy D12. Part
B5 of Policy D5 specifies that in all developments where lifts are installed, as a minimum at least one
lift per core (or more subject to capacity assessments) should be a suitably sized fire evacuation lift
suitable to be used to evacuate people who require level access from the building. The applicant
should clarify if all buildings in the development are in compliance with this policy. The letter provided
by Elementa that concludes that the proposed plans submitted adhere to the requirements of the
recommended approach by the GLA. A condition (80) is recommended that details are secured
demonstrating that a minimum of at least one lift per core (or more subject to capacity assessments)
will be a suitably sized fire evacuation lift suitable to be used to evacuate people who require level
access from the building.
18.44 The Council’s Building Control (BC) Officer has reviewed the submitted Stage 2 Fire Strategy Report
and found the design approach satisfactory as the layout and facilities in the buildings generally follow
relevant guidance of BS9991 and Part B. However, the sprinkler system in the residential blocks
should be designed in accordance with BS9251-2021. Further details of sprinklers need to be
submitted and approved at building control stage.
18.45 Full details would be subject to review and approval by the appointed Building Control Body (private
Approved Inspector or Local Authority) in due course when the Building Regulations application is
submitted to the nominated body. This would entail submission of the final version of the fire strategy,
and any additional measures to be considered at detailed design stage and subject to further
consultation with London Fire Brigade. In line with GLA comments a condition (81) is recommended

that final fire strategy is submitted and details within fire strategy and any additional measures are
implemented prior to occupation. An informative (17) that final fire strategy include consultation with
London fire Brigade. With regards to BC officers, comment regarding sprinkler system an informative
(18) to this effect is recommended.
18.46 Subject to condition, the proposal would accord with LP Policy D3 and D12.
19 Archaeology
19.1 ES Vol II Chapter 13 deals with Archaeology. The appendix attached to this chapter (Appendix 13.1)
includes an Archaeological Desk Based Assessment. Historic England (Archaeology) were consulted
on the application.
19.2 Historic England (Archaeology) having considered the proposals with reference to information held in
the Greater London Historic Environment Record and/or made available in connection with this
application, they concluded that the proposal is unlikely to have a significant effect on heritage assets
of archaeological interest.
19.3 That having considered the report, that there is no identified discernible on-going archaeological
potential remaining as a consequence of the form and scale of historic development with this site. No
further assessment or conditions are therefore necessary.
20 Employment and Training
20.1 LP Policy E11 that development proposals should support employment, skills development,
apprenticeships, and other education and training opportunities in both the construction and end-use
phases, including through Section 106 obligations where appropriate.
20.2 LLP Policy ED15 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.
20.3 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, site specific 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.
20.4 There would local benefits of the scheme during construction, details within Chapter 11 of the ES Vol
II (socio-economics) mentions some examples of; providing full and fair employment, training and
education opportunities for local residents; encouraging procurement opportunities for local
businesses to source products and services locally where possible and practical; and establishing
links with local businesses to offer training and employment opportunities via work experience and
apprenticeship schemes.
20.5 The Council would require the applicant to commit to the completion of an 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. This contribution has
been calculated to be ££365,153.96. This and commitment to completion of an Employment and Skills
plan would be secured through a planning obligation.
21

Environmental Statement

21.1 The application has been subject to an Environmental Impact Assessment (EIA) development and is
accompanied by an Environmental Statement (ES).
21.2 The proposed development is not a Schedule 1 development, for EIA would be mandatory. It is
however of a type listed within the descriptions of development contained within Schedule 2 of The
Town and County Planning (Environmental Impact) Regulations 2017 (as amended in 20181 and
20202) (the ‘EIA Regulations 2017’), falling under category 10(b) urban development projects
(including the construction of shopping centres and car parks, sports stadiums, leisure centres and
multiplex cinemas). Under the regulations, EIA is required for Schedule 2 development where the
development is “likely to have significant effects on the environment by virtue of factors such as its
nature, size or location”.
21.3 The proposed development does not lie within a sensitive area, as defined in the EIA Regulations;
however, on the basis that it will provide more than 150 residential units, the proposals fall within the
scope of the regulations. It is stated in Paragraph 1.8 in ES Chapter 1 that, given the scale of the
proposals, the Applicant has elected to undertake an EIA on a voluntary basis.
21.4 In accordance with Part 1 4(5) of the EIA Regulations, the LB of Lambeth (as the local planning
authority) must ensure “...they have, or have access as necessary to, sufficient expertise to examine
the ES…”. As such, Avison Young have been appointed to assist the LB Lambeth in ensuring the ES
(including its scope) is compliant with the requirements of the EIA Regulations, current EIA best
practice and relevant EIA case law. CBRE have provided an independent review of the information
provided within the ES, and ES Addendum, which includes a sufficient and robust assessment of
potential environmental effects resulting from the proposed Development.
21.5 The submitted ES, non-technical summary (NTS) and appendices and Supplementary ES have been
reviewed by CBRE against the criteria-based approach, developed by the Institute of Environmental
Management and Assessment (IEMA) (hereafter ‘the IEMA criteria’), which is the professional body for
environmental impact assessment within the UK. It should be noted that the criteria pre-date the EIA
Regulations 2017 and, as a result, do not consider changes in EIA requirements brought about by the
2017 Regulations. As such, CBRE have augmented the IEMA regulatory compliance criteria4 to
ensure that all additional requirements of the EIA Regulations 2017 have been considered.
21.6 The ES submitted with the application and its addendum considers the effects on the local
environment. The topics that were scoped in are as follows:
• Construction Programme and Methodology
• Traffic and Transport
• Air Quality
• Noise and Vibration
• Ground conditions and Contamination
• Water Resources and Flood Risk
• Socio economics
21.7 An initial version of this ES Review Report (CBRE, 26 March 2021) was issued by CBRE to LB
Lambeth in March 2021. The report set out the clarifications and Regulation 25 additional information
requests to be made to the Applicant. The Applicant was invited to respond/submit further information
to address the clarification points raised/Regulation 25 requests.
21.8 As a result, the Applicant had subsequently submitted a Supplementary Environmental Statement
(Iceni Projects, July 2021), which had been reviewed by CBRE. Following this review CBRE provided
an update to their original report indicating where whether points requiring clarification where
adequately addressed. Additional ongoing issues were identified with some of the assessment work.
The majority of responses have been provided by the applicant in document submitted by the
applicant in November 2021. Lambeth Hospital Supplementary ES review Response (Iceni, 25th

November 2021)and additional information reviewed. CBRE issued a final ES review that a Pass can
be awarded.
21.9
21.10 The following heading from the ES identify where the topics are addressed in this report.
21.11 Construction Programme and Methodology
21.12 This matter is addressed in section 10 and 16.
21.13 Traffic and Transport
21.14 This matter is addressed in section 16.
21.15 Air Quality
21.16 This matter is addressed in section 18.
21.17 Noise and Vibration
21.18 This matter is addressed in sections 12 and 13.
21.19 Ground Conditions and Contamination
21.20 This matter is addressed in section 18.
21.21 Water Resources and Flood Risk
21.22 This matter is addressed in section 18.
21.23 Socio economics
This matter is addressed in section 10.
21.24 In conclusion the Environmental Statement has been reviewed by CBRE and awarded a Pass for all
criteria and therefore is sufficient information to reliably inform decision making on the planning
application.
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Planning Obligations and CIL

22.1 The LLP Policy D4 and Annex 9 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 9, the Council’s approach to calculating contributions is guided by the Development
Viability SPD (adopted 2017) and the Employment and Skills SPD (adopted 2018).
22.2 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.
22.3 The proposed obligations to be secured through the S106 Agreement are as follows:
Item
Loss of Social
Infrastructure

Details
• The submission of the Trust’s Estate Strategy and comprehensive
details of the relocation of all the services from the site for
approval prior to commencement of the development
• Decant and reprovision of existing services are satisfactorily
provided before commencement of development on site

Affordable housing

•
•

•
•
•
•
•

Communal Amenity
Space/Playspace
Sustainability

•
•
•
•
•
•
•
•

•

Transport

•
•
•
•
•
•
•
•
•

•

Affordable housing in perpetuity
Securing 253 units (750 by HBR) 50% of affordable housing with
the following mix:
o 170 affordable rented: 126 London Affordable rents
(24x1bed, 102x2bed) (total 352HBR) 44 x Social Rented
(35x3bed, 9x4bed)(total 186 by HBR)
o 83 x Shared Ownership (London Shared Ownership) units
(37x1bed, 41x2bed, 4x3bed, 4x1bed)(total 212 HBR))
o Tenure Split - 67.19% affordable rent / 32.80%
intermediate mix by unit (71.7%/ 28.2% by habitable
room) 44 target rents
Social rented at Council Tenancy Strategy Rent Levels secured
London Affordable Rent levels thresholds
Shared ownership - affordability thresholds in AMR secured
including initial (3 month) lower household income threshold
Early Stage Viability Review would be triggered if the scheme is
not implemented within four years (48 months)
Where a viability review demonstrates an improvement in a
scheme’s viability, a percentage split of the increase in the
scheme’s value between the developer (20%) and the council
(80%) up to level of policy compliant scheme.
Residential Communal Amenity Spaces plan to be secured
Access to residential communal amenity spaces for all residents
Access to playspace for all residents
'Be Seen' Energy Monitoring
District Heat Network Connection if technically and financially
viable and feasible to connect
Carbon offset
Carbon offset report
Residential carbon offset contribution £483,645.00 - actual
amount to be determined following final emissions carbon
reduction being confirmed.
Non-residential carbon offset contribution £6,783.00 - actual
amount to be determined following final emissions carbon
reduction being confirmed.
Parking permit-free
Travel Plan monitoring financial contribution – £5,300,
Contribution towards Cycle Hire docking station – £220,000
A minimum of three years free membership of the Cycle Hire
scheme for each resident
A minimum of three year’s Car Club membership to be provided
for each resident
Financial contribution towards improvements for walking and
cycling – £400,000 Landor Road corridor scheme.
Financial contribution towards junction improvements at Voltaire
Road / A3 Clapham High Street - £175,000
Financial contribution towards update of Legible London Signage
- £5,200
Financial contribution secured for a review of waiting restrictions
around the site, and the potential changes to restrictions £10,000.
Register under Considerate constructors Scheme

•

•
Employment and
Skills

•
•

Other

•

Residential car parking management plan – if required fund the
provision with a contribution is £10,000 per bay for all on-street
bays, to fifth anniversary of occupation of the last residential
dwelling.
S278 agreement for highways works – Would include changes to
access and footway on site frontage
Employment and skills financial contribution of £365,153.96 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.
Monitoring fee of up to 5% of total financial obligations.

22.4 If the application is approved and the development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will arise.
22.5 Expenditure of the majority of a future CIL receipt will be applied towards Borough infrastructure needs
in accordance with the applicable policies and procedures relating to expenditure decisions.
22.6 Allocation of CIL monies to particular infrastructure projects is not a matter for consideration in the
determination of planning applications. Separate governance arrangements are being put in place for
Borough Infrastructure needs.
23 PLANNING BALANCE AND CONCLUSION
23.1 The proposal is for demolition of all existing buildings and the comprehensive redevelopment of the
site comprising the erection of 9 residential buildings ranging from 3-18 storeys; 553 residential
dwellings including 50% affordable housing; 279 sqm of flexible community and commercial units (use
classes E, F.2); landscaping and public realm works, including private and communal amenity space;
car and cycle parking; and associated infrastructure works.
23.2 The proposal would result in the loss of the hospital use of the site operated by the SLaM (South
London and Maudsley NHS Trust), with the existing services to be relocated primarily through
consolidation onto its Maudsley Hospital site through the construction of new purpose built facilities.
These facilities have been granted permission by the London Borough of Southwark but can only
proceed with the capital receipt from the application site. To ensure that there is no loss of provision or
access to services as a result of the redevelopment a planning obligation would be secured so that the
uses are satisfactorily re-provided elsewhere prior to the redevelopment of the subject Site.
23.3 The development would maximise housing delivery and provide much needed housing, including
affordable homes (50% affordable). In regard to the affordable tenure split, the proposal provides
67.19% low cost rented homes in the form of London Affordable Rents and Social Rented (3 and 4
bed dwellings) and 28.2% intermediate in the form of London Shared Ownership products by unit
(affordable housing by habitable room would provide 71.7 % low cost rented and 28.2% intermediate).
Given the justification provided overall, the proposals are consistent with the Council’s policy
requirements on tenure split despite the slight difference from the 70:30 tenure split by unit, and is
considered acceptable in this instance given the particular details of the proposal. The proposal
complies with housing mix for the low cost rented element. Planning obligations would secure the
proposed affordable housing in perpetuity along with the affordable housing products and associated
affordability criteria and review mechanisms.
23.4 A socio economic impact assessment of the proposed development has been undertaken and
reviewed by the Council’s consultants CBRE. With respect to education the assessment has
confirmed that that there are still surplus places for both primary and secondary schools that can
accommodate children from the development. Regarding early years/childcare there are 7 facilities
running at close to capacity, a condition is recommended that would restrict both units to community
uses. The assessment indicates that the proposed population would put some pressure on GP

surgeries and that the residual effect would be ‘Minor Adverse’ or at least ‘Negligible’. Discussions are
in progress with relevant department responsible for the service to check whether anything further are
considered necessary towards the extension of services or infrastructure impacts. This will be reported
in an addendum.
23.5 The provision of Community uses within the proposed flexible units would be supported and the uses
would be restricted by condition that both units are restricted to community uses (Use Classes E parts
(e ) and (f) and Use Classes F2)).
23.6 The layout and scale of blocks has been carefully considered with taller and medium scaled blocks
generally located centrally within the site and lower scaled blocks located around the site’s perimeter.
This approach is supported by officers as it reduces the visual impact of taller buildings which will be
mostly screened by other blocks within the development whilst lower scale blocks at three to five
storeys provide an effective transition in scale from existing low scale development on surrounding
properties.
23.7 The site does not affect strategic views or protected vistas. The site does fall within Panorama i Views NNW from Brockwell Park to (a) Lambeth Town Hall’s tower and (b) St Matthew’s Church
tower. The proposed development of the site would result in a minor effect on the view. That effect is
not negative. Regarding (c) views N and NNE to the city. The proposed development of the site would
result in a no change on the view.
23.8 The applicant’s TVIA is comprehensive, and officers are comfortable that all key townscape impacts
have been considered. The proposal’s tall building (Block 7) will be visible in views within the existing
townscape, however, owing to its design and location it would not harm the townscape .
23.9 Overall, the proposal, would have an interesting built form with an attractive contemporary appearance
which responds to the context successfully. Locally distinct materials, conventional window openings
punched into brick elevations etc. help integrate the scheme with its context. The scheme meets the
test of high design quality subject to conditions of construction detailing and samples.
23.10 The impact of the development on designated heritage assets has been assessed and the results are
summarised as follows:
o statutory listed buildings – Officers consider no harm results to the significance (including
settings) of any statutory listed buildings and therefore the proposal meets the policy test
(LLP Policy Q20);
o registered landscapes – Officers consider no harm results to the significance (including
settings) of any registered landscapes and therefore the proposal meets the policy test (LLP
Policy Q21); and
o conservation areas - Officers consider no harm results to the significance (including settings)
of any conservation areas and therefore the proposal meets the policy test (LLP Policy Q22).
23.11 Two existing piers at the entrance of the Site are of local townscape interest and are non-designated
heritage assets. The two piers are to be sensitively relocated at the entrance of the Site preserving
their heritage significance. Officers have also considered Porters Lodge and Landor house on the Site
to be non-designated heritage assets. The buildings have some local historic and architectural
significance, but resultant heritage harm is low given their characteristics . However, the proposed
development conflicts with LLP Policy Q23 as the buildings are to be demolished. Where there is
harm, the LP requires the proposal to meet the relevant test in the NPPF. This is set out in paragraph
203 which states that in weighing applications that directly or indirectly affect non-designated heritage
assets, a balanced judgement will be required having regard to the scale of any harm or loss and the
significance of the heritage asset. The proposal would not result in harm to any other heritage asset
23.12 In this case, officers consider that the development provides the following public benefits:
Economic
• The application would be subject to an employment and skills financial contribution of
£365,153.96 to be used towards vocational training and employment support
• Employment and Skills Plan secured 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.

•
•

Benefits to local economy associated with new residents and workers supporting local
businesses
Would support employment in some form on site:
o 195 direct construction jobs per annum over the construction period
o 294 indirect construction jobs per annum over the construction period
o Indication that 11-15 jobs both part and full time could be created in respect of the
flexible units as part of proposed development.

Social
• The provision of 553 new dwellings, of which 253 would be affordable housing. This equates
to 50% by habitable room.
• The relocation of existing facilities are proposed off site to a new purpose built building facility
on Maudsley Hospital site to improve patient care.
.
Environmental
• The scheme would increase the biodiversity and urban greening on the site.
• Enhancements to public realm and creation of active frontage along Landor Road.
• Optimising and delivering sustainable development of brownfield land
Public Realm
• Improvements to the public realm on Landor Road
Transport
• Financial contribution towards junction improvements at Voltaire Road / A3 Clapham High
Street - £175,000
• Financial contribution towards update of Legible London Signage - £5,200

23.13 Officers consider that the above items constitute public benefits that would outweigh the harm to from
the loss of the non-designated heritage assets identified.
23.14 All of the new dwellings have been designed to meet relevant standards in terms of size (in most
cases exceeding standards), layout, and adaptability. The proposed units will achieve reasonable
levels of outlook, daylight and sunlight. In addition, the development is inclusive of generous on-site
communal amenity and play space provision.
23.15 With regards to neighbouring residential amenity, subject to appropriate conditions, it is considered
that the proposal would not unduly impact upon the amenities of surrounding occupiers. Due to
appropriate separation distances, blocks that step down in height to surrounding properties 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.
23.16 In respect of daylight and sunlight, there is fairly limited existing massing on site and therefore some
of the surrounding neighbouring properties will have higher levels of daylight than could be anticipated
for an urban location. The applicant has taken care to design a scheme that on the whole maintains
reasonable separation distances and steps down to its neighbours in height to minimise the adverse
effect though in some instances there are some ,appreciable reductions in daylight. Given these
considerations, and planning benefits of the scheme on balance the proposal is considered acceptable
in this respect.
23.17 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 proposed development would
not have a significant adverse ecological impact and would increase the net biodiversity of the site.
Furthermore, it is indicated that an urban greening factor of 0.4 would be exceeded. Subject to
conditions the proposals are considered to be acceptable in this regard.
23.18 Sufficient commitment is made to sustainable design and construction, reducing carbon emissions and
the use of renewable energy technologies. In respect of carbon emission reductions, the residential
would result in a reduction of regulated CO2 of 64.35% and non-residential 51.62% both exceeding
the minimum 35% beyond Part L 2013. The remaining regulated carbon dioxide emissions would be

off set with a payment to reduce the emissions to an equivalent of zero secured through a planning
obligation. The applicant has provided a preassessment that a BREEAM rating beyond 70% (of
72.70%) is anticipated, therefore achieving an ‘Excellent’ rating.
23.19 The development would have an acceptable impact on the highway and transport network. The
development would be car free with occupants of the commercial and residential units not eligible for
parking permits. 19 (with additional 10 if required) on-site disabled parking spaces would be provided
with a parking management plan secured by planning obligation. The scheme would provide a total of
1,006 long-stay cycle parking spaces, and 16 short stay spaces to meet London Plan standards. The
development would also contribute to improvements to the Local Healthy Routes network. The
development would be suitably mitigated in terms of its impact upon local infrastructure. Subject to
conditions and planning obligations the development would not impact unacceptably upon the function
and safety of the highway network (both pedestrian and vehicular).
23.20 Subject to conditions, the development would meet technical requirements in respect of air quality,
flood risk mitigation, wind conditions, waste and recycling and water infrastructure, land contamination,
archaeology.
23.21 The application is Environmental Impact Assessment (EIA) and supported by an Environmental
Statement, reviewed against legislative requirements against the ‘the IEMA criteria’ (as augmented to
ensure that all additional requirements of the EIA Regulations 2017 have been considered) and it is
considered relevant requirements have been met and there is sufficient information to reliably inform
decision making on the planning application.
23.22 The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy and it is considered to comply with the Development
Plan as a whole. Officers consider that subject to the conditions set out 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.
24

PROCEDURAL MATTERS (if required)

24.1 The application is referrable to the Mayor under the provisions of the Town and Country Planning
(Mayor of London) Order 2008. The application has been referred to the Mayor at ‘Stage 1’. Before
Lambeth can issue a decision on this application it will need to refer the application again to the Mayor
at Stage 2; at which point the Mayor will have the opportunity to elect to become determining authority,
direct refusal, or allow Lambeth to proceed and issue the decision in line with its resolution.
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EQUALITY DUTY AND HUMAN RIGHTS
There will be some applications which will have a positive or negative impact on particular groups with
protected characteristics and we need to note that in this part of the report (as well as explaining
whether we consider such impact to be acceptable taking into account the merits of the application as
a whole). If the impact on a group, or groups, will be significantly negative then we may have to
undertake an EQIA on the proposals.

25.1 SLaM, in formulating proposals to relocate services and has undertaken an Equalities Impact
Assessment (EQIA), to help inform their decision-making process. A copy of the Equalities Impact
Assessment that has been undertaken has been submitted and considered as part of the Council’s
public sector duty in regard to Equalities Impact Assessment.
25.2 Part 3 of EQIA is an action plan for the proposed changes that sets out proposed actions and
timescales, completed and where ongoing. For example:
25.3 Improve understanding of the travel implications of the change in location of services in relation to
service users, families, carers, supporters and community members of different ages, disabilities,
ethnicities, gender identity, sexes and sexual orientation

25.4 Some work on modelling the impact has been complete, however the physical aspects of the survey
were put on hold due to COVID, this will now be recommissioned in early 2022
25.5 Maximise the potential positive ethnicity-related impacts of the proposals
25.6 That work to improve and further the develop the inpatient care process model. This to ensure that it is
culturally appropriate and that service users who are admitted to inpatient services have their cultural
needs recognised and met. This would be ongoing and is monitored through a steering group which is
co led by Black Thrive and Lambeth Service Director.
25.7 Lambeth services to record accessible information and communication needs of service users on
ePJS
25.8 The recording of the Accessible information standard is regularly monitored at directorate and Trust
executive level on a monthly basis and action is taken to address teams which are not meeting this
essential KPI.
25.9 Improve service delivery to transgender users
25.10 The Trust has developed a policy to support the improvement in service delivery to people who are in
this protected characteristic group. The ‘Care and Support of Adult Transgender and Non-Binary
Service Users, Carers and Family Members’ Policy is available to all trust staff and the Lambeth
inpatient services have been supported to apply it when necessary through bespoke support led by
the Trust Equality Manager
25.11 Improve understanding of potential sexual orientation-related implications of the proposal
25.12 The impact of Covid 19 and its effect on service delivery has led to this important piece of work being
delayed. The analysis of the experience of LGBTQ+ service users, when an inpatient, and
implementation of factors to mitigate poor experience will take place during 2022
25.13 Improve understanding of potential disproportionate impacts for Black and older Ward in the
Community staff
25.14 This is on-going however the impact of Covid 19 has delayed this work to an extent. This work will
continue and is monitored through a steering group which is co led by Black Thrive and Lambeth
Service Director.
25.15 Improve understanding of how to mitigate potential risks of social isolation at the proposed new
locations of services of service users who are older, who are disabled, who are transgender, who are
Black, who are from other ethnic minority back grounds (e.g. Latin American), who have places of
worship in Lambeth, who are gay, lesbian or bisexual
25.16 Through consultations in particular with relevant stakeholders and ask how to do this. This is ongoing.
25.17 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).
25.18 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.

25.19 Due regard has been given to the equality duty and human rights requirements as the development
includes consideration of the impact on the existing community uses, which will need to be
satisfactorily maintained and re-provided prior to the redevelopment of the site. This outcome is
secured by planning obligations (s106 agreement) that restrict commencement of development until
satisfactory re-provision is delivered. As such it is considered due regard has been given to the
Council’s equalities duties with ongoing engagement of affected persons and SLAM’s re-provision
strategy and monitoring to ensure the service to existing users and the local population’s needs
continues to be met.

25.20 The Human Rights Act 1998 does not impair the right of the state to make decisions and enforce laws
as deemed necessary in the public interest. The recommendation is considered appropriate in
upholding the council's adopted and emerging policies and is not outweighed by any engaged rights.
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RECOMMENDATION

1.
Resolve to grant conditional planning permission subject to the completion of an agreement under
Section 106 of the Town and Country Planning Act 1990 (as amended) containing the planning obligations
listed in this report and any direction as may be received following further referral to the Mayor of London.
2.

Agree to delegate authority to the Director of Planning, Transport and Sustainability to:

a.
Finalise the recommended conditions as set out in this report, addendums and/or PAC minutes; and
b.
Negotiate, agree and finalise the planning obligations as set out in this report, addendums and/or
PAC minutes pursuant to Section 106 of the Town and Country Planning Act 1990 (as amended).
3.
In the event that the committee resolves to refuse planning permission and there is a subsequent
appeal, delegated authority is given to the 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.
4.
In the event that the Section 106 Agreement is not completed within (six) months of committee,
delegated authority is given to the Director of Planning, Transport and Sustainability to refuse planning
permission for failure to enter into a section 106 agreement for the mitigating contributions identified in this
report, addendums and/or the PAC minutes.

APPENDICES
Appendix 1:Draft Decision Notice to follow
List of Plans and Documents
Plans
Floor Plans
098738_050_00_L_00 Rev B, 06/01/21;
098738_050_01_BP_00, 23/10/20;
098738_050_10_MP_00, 21/11/21;
098738_050_11_P_01, 25/10/21;
098738_050_12_P_02, 25/10/21;
098738_050_13_P_03, 25/10/21;
098738_050_14_P_04, 25/10/21;
098738_050_15_P_05, 20/05/21
098738_050_16_P_06, 15/10/2021
098738_050_17_P_07, 20/05/21
098738_050_18_P_08, 15/10/21
098738_050_19_P_09, 20/05/21;
098738_050_20_P_10, 20/05/21;
098738_050_21_P_11, 20/05/21;
098738_050_23_P_13, 21/11/21;
Elevations
098738_050_31_E_01, 25/10/21;
098738_050_32_E-02, 21/11/21;
098738_050_33_E_03, 25/10/21;
098738_050_34_E_04, 21/11/21;
098738_050_35_E_05, 11/10/21;
098738_050_36_E_06, 11/10/21
098738_050_37_E_07, 25/10/21;
Section
098738_050_41_S_01, 15/11/21;
098738_050_42_S_02, 15/11/21;
098738_050_43_S_03, 15/11/2021;

Detail Bays
098738_050_51_E_01, 01/06/2021,
098738_050_52_E_02, 13/10/2021;
098738_050_53_E_03, 13/10/21;
098738_050_54_E_04, 23/10/20
098738_050_55_05, 13/10/2021;
098738_050_56_E_06, 23/10/20;
098738_050_57_E_07, 13/10/21;
098738_050_58_E_08, 13/10/21;
098738_050_59_E_09, 23/10/20;
098738_050_60_E_10, 13/10/21;
098738_050_61_E_11, 23/10/20;
098738_050_62_E_12, 23/10/20;
098738_050_63_E_13, 23/10/20;
098738_050_64_E_14, 23/10/20;
098738_050_65_E_15, 13/10/2021;
Landscape
LH-GLH-00_XX-DR_L_104 P06
LH-GLH_00-XX-DR-L-105 P04;
LH-GLH-00-XX-DR-L-103 P06
LH-GLH-00-XX-DR-L-102 P08
LH-GLH-00-XX-DR-L-106 Rev 3
LH-GLH-00-XX-DR-L-101 P03;
LH-GLH-00-XX-DR-L-200 P02; 1 of 3
LH-GLH-00-XX-DR-L-201 P02; 2 of 3
LH-GLH-00-XX-DR-L-201 P02; 3 of 3
LH-GLH-00-XX-DR-L-202 Rev 2;

Amenity Areas
GH/005784
Wind
098738_050_71_E_01, dated 11/05/2021,
prepared by ESA Architecture;
Documents

Planning Statement, dated October 2020, Prepared by GL Hearn;
Design and Access Statement, dated October 2020, prepared by ESA Architecture;
Design and Access Statement, dated July 2021, prepared by ESA Architecture;
Justification Report, dated October 2020, prepared by South London and Maudsley NHS Foundation
Trust;
Letter from ESA Architecture (Curved Balcony Justification) received 03/11/21;
Emails dated 02/11/2021, 03/11/2021, 24/11/21, 25/11/21, 30/09/21, 25/10/21, 20/10/21 and
29/10/21 from GL Hearn,

Window offsets drawing, October 2021, prepared by ESA Architecture;
Refuse Drag Distances and Dropped Kerb Diagram, dated 25/10/21, prepared by ESA Architecture;
Dual Aspect Provision, dated 18 October 2021, prepared by ESA Architecture;
Tall Building Context Study, dated October 2021, prepared by ESA Architecture;
Letter by ESA Architecture – Obscured Glazing and Directional Film details
Affordable Housing Statement, November 2020,
Construction Method Statement, 28/10/20, prepared by F3 Construct Ltd;
Ecological Appraisal, dated 28/10/20, prepared by Aspect Ecology Ltd;
Stage 2 Fire Strategy Report, Rev 1, dated 30/10/2020, prepared by Elementa consulting; Letter dated
02/06/21, prepared by Elementa Consulting;
DBH proposal Equality Impact Assessment (EIA): Version 9-30 June 2020;
Statement of Community Involvement, dated October 2020, prepared by London Communications
Agency;
Statement of Community Involvement, addendum to 20/04194/EIAFUL, July 2021;
Schedules
Schedule of Accommodation, dated 21 November 2021, prepared by ESA Architecture;
Schedule of Residential Areas, 098738_050_92_SCH_03, Rev C, dated 21/11/21, prepared by ESA
Architecture;
Schedule of accommodation residential and commercial areas, 098738_050_91_SCH_01; prepared by
ESA Architecture;
Cycle Store Schedule, 098738_050_92_SCH_05, Rev A, dated 21/11/21, prepared by ESA Architecture;
Waste management store schedule, 098738_050_92_SCH_04 Rev A;
Landscape Design Statement
LH-GLH-00-XX-DR-L-001 Rev P02, dated October 2020, prepared by GL Hearn;
Trees
LH_GLH-00_XX-DR-l-Rev A
Arboricultural Impact Assessment – June 2021; (1146-AIA-D), prepared by SEED Arboricultural Limited;
Arboricultural Impact Assessment – Appendix 3 plans received 18/10/2021; (1146-AIA-D), prepared by
SEED Arboricultural Limited;

Transport
Delivery and Servicing Trips, Cycling and Disabled Parking provision, dated 19/10/2021, prepared by
ICENI;
Framework Travel Plan, dated October 2021, prepared by ICENI;
Response to TfL Comments, dated June 2021, prepared by ICENI;
Response to Lambeth council Highways Comments, dated June 2021, prepared by ICENI;
Internal Daylight and Sunlight
Internal daylight – Average Daylight Factor – Lower ADF Levels – Architectural Commentary, dated 18
November 2021, prepared by ESA Architecture
Lambeth Hospital_Rooms affected by Balconies (spreadsheet) and email dated 26/11/2021
21.11.25 R AA Lambeth Hospital Block Compliance Breakdown 1.5%LKD(Issued)FV;
21.11.25 Daylight Analysis by Dwelling per block;
Internal Daylight and Overshadowing Addendum Statement, V3, dated November 2020, prepared by
Point 2;
Internal Daylight and Overshadowing Addendum Statement, V1, July 2021, prepared by Point 2;
Email with window maps dated 23/11/2021
Sustainability
Lambeth Hospital Post Stage 1 GLA consultation – Energy Memo (GLA consultation spreadsheet)
5685-CBC-00-00-DR-M-51001 P01
5685-CBC-00-RF-DR-E-62100 P01;
BRUKL Output Document, dated 29/10/2020 (Block 5)
BRUKL Output Document, dated 29/10/2020 (Block 9)
GLA Carbon Emission Reporting Spreadsheet

Zeta Rev HP XT LN 18.4 datasheet
BREEAM Pre-Assessment report, Rev 2, dated 28/10/20, prepared by Cudd Bentley consulting;
Sustainability Statement, Rev 4, dated 28/10/2020, prepared by Cudd Bentley Consulting;
Energy Statement, Rev P04, dated 30/10/20, prepared by Cudd Bentley Consulting;
Whole Life Cycle Assessment, Rev 2, dated 27/05/21, prepared by Cudd Bentley Consulting;
Circular Economy Statement, Rev 2, dated 27/05/21, prepared by Cudd Bentley Consulting;
Environmental Statement
ES Volume I – Non-Technical Summary, dated November 2020, prepared by ICENI projects;
ES Volume II – Main Text, dated November 2020, prepared by ICENI projects;
ES Volume III – Technical Appendices, dated November 2020, prepared by ICENI projects;
Supplementary Environmental Statement, dated July 2021, prepared by ICENI project;
Lambeth Hospital Supplementary ES Review responses – version 7, dated 25 November 2021, prepared
by ICENI;

Standard Conditions
Time Limit
1. The development hereby permitted shall begin before the expiration of five years from the date of
this permission.
Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (As Amended).
Approved Drawings
2. The development hereby permitted shall be carried out in complete accordance with the approved
plans listed in this decision notice, other than where those details are altered pursuant to the
requirements of the conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning
Pre-commencement conditions
Phasing Plan
3. Prior the commencement of development herby approved, a phasing plan for the development
hereby approved shall be submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved plan.
Reason: In order to secure the proper implementation of the development. This is required prior to
commencement to ensure that the phasing for all works, including initial demolition, construction
sequencing and programme phasing is properly considered
Demolition
4. No demolition or development shall commence until full details of the proposed demolition
Methodology, in the form of a Method of Demolition Statement, have been submitted to and
approved in writing by the local planning authority. The Method of Demolition Statement shall include
details regarding:
a) The notification of neighbours with regard to specific works;
b) Advance notification of road closures;
c) Details regarding parking, deliveries, and storage;
d) Details regarding dust mitigation;
e) Details of measures to prevent the deposit of mud and debris on the public highway; and

f) Any other measures to mitigate the impact of construction upon the amenity of the area and the
function and safety of the highway network.
No demolition or development shall commence until provision has been made to accommodate all
site operatives', visitors' and construction vehicles loading, off-loading, parking and turning within the
site or otherwise during the construction period in accordance with the approved details. The
demolition and development shall thereafter be carried out in accordance with the details and
measures approved in the Method of Demolition Statement.
Reason: Development must not commence before this condition is discharged to avoid hazard and
obstruction being caused to users of the public highway and to safeguard residential amenity from
the start of the construction process (policies T7 and Q2 of the Lambeth Local Plan (2021)).
Construction and Environmental Management Plan
5. The demolition or 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. An introduction consisting of construction phase environmental management plan, definitions and
abbreviations and project description and location;
II. A description of management responsibilities including complaint recording and management;
III. A description of the construction programme which identifies activities likely to cause high levels
of noise or dust;
IV. Site working hours and a named person for residents to contact;
V. Detailed Site logistics arrangements.
VI. Details regarding parking, deliveries, and storage. That construction related vehicles should avoid
the AM and PM peak times of 8-10am and 4-6pm. The use of banksmen and traffic marshals to
ensure public safety;
VII. Details regarding dust and noise mitigation measures to be deployed including identification of
sensitive receptors, together with arrangements for ongoing continuous monitoring of construction
noise and dust impacts against suitable targets in accordance with BS5228 Code of Practice for
Noise and Vibration control and the Mayor of London’s SPG 2014 and provision of monitoring results
to the Local Planning Authority;
VIII. Details of hours of work, site delivery hours and other measures to mitigate the impact of
construction on the amenity of the area and safety of the highway network, and
IX. Site Waste Management Plan
X. Measures to minimise construction noise indicated at Chapter 8 of the ES (ES Vol II Chapter 8
Noise and Vibration dated November 2020) and Appendix 2 (of the Lambeth Hospital ES
Supplementary Review Response – version 7, dated November 2021), should be included.
XI. Detailed demolition/construction noise and vibration assessment.
XII. A demolition/construction noise and vibration management scheme.
XIII. Communication procedures with the LBL and local community regarding key construction issues
– newsletters, fliers etc.
The construction shall thereafter be carried out in accordance with the details and measures
approved in the CEMP for the related phase, unless the written consent of the Local Planning
Authority is received for any variation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of
adjoining occupiers and of the area generally, and to avoid unnecessary hazard and obstruction to
the public highway (Policies EN4, EN7, T7, Q2 and Q8 of the Lambeth Local Plan (2021).
Site Hoarding Strategy

6. Prior to commencement of development a site hoarding strategy shall be submitted outlining the
following:
• A plan (including elevation drawings) showing the location of the site hoarding
• Details of displays on the site hoardings surrounding the site; and
• Details of maintenance of the site hoarding including removal of graffiti and other measures
to ensure the hoarding maintains an attractive and tidy appearance throughout the entire
construction period.
This strategy shall be submitted to an approved in writing by the Local Planning Authority prior to
commencement of the development hereby permitted. The development shall there after be
implemented in strict accordance with the approved details.
Reason: To minimise danger and inconvenience to highway users and furthermore to ensure
that the external appearance of the building is satisfactory and does not detract from the
character and visual amenity of surrounding area (Policy T4 of the London Plan (2021) and
Policies Q5, Q6 of the Lambeth Local Plan (2021)
Air Quality and Dust Management Plan
7. 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 high risk
sites (as a minimum) set out in Appendix 7 of the Control of Dust and Emissions during Construction
and Demolition SPG 2014 for demolition, earthworks, construction and trackout. 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:
•
•
•
•
•

•
•

•
•
•
•
•

Site location plan including sensitive receptors within 50m of the site boundary;
Site layout and equipment plan;
A summary of work to be carried out;
Outcome of Air Quality and Dust Risk Assessment completed at application stage (AQDRA);
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 air quality emission and dust control measures to be implemented, appropriate to the
site dust risk level as determined by the AQDRA (low, medium, high), as set out in the Dust
and Emissions SPG;
Details of any fuel stored on-site;
Monitoring methods to be implemented;
Details of a trained and responsible person on-site for air quality (with knowledge of pollution
monitoring and control methods, and vehicle emissions);
That construction machinery will meet London NRMM emissions standards;
Details of the use of on-road Ultra Low Emission Zone (ULEZ) compliant vehicles with
Euro6/Euro VI emissions standard throughout the on-site works.

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 (2021) Policy SI 1, and the London Plan SPGs for Sustainable Design and
Construction and Control of Dust and Emissions during Construction and Demolition).
Design and Method Statement – London Underground
8. The development hereby permitted shall not be commenced until detailed design and method
statements (in consultation with London Underground) for works close to London Underground
tunnels only for demolition, all of the foundations, basement and ground floor structures, or for any
other structures below ground level, including piling (temporary and permanent), have been
submitted to and approved in writing by the local planning authority (in consultation with London
Underground) which:
•

•
•

•

provide construction details on all structures close to London Underground tunnels- will
require method statement for all construction phases that might have an impact on the
tunnel
provide details on the use of tall plant
accommodate ground movement arising from the construction thereof- will require Ground
movements Assessment to assess the impact on the tunnels due to the unload due to
demolition and following reload of the ground. Based on the results for this assessment the
applicant may need to install monitoring on the tunnel
and mitigate the effects of noise and vibration arising from the adjoining operations within
the structures and tunnels.

The development shall thereafter be carried out in all respects in accordance with the approved
design and method statements, and all structures and works comprised within the development
hereby permitted which are required by the approved design statements in order to procure the
matters mentioned in paragraphs above of this condition shall be completed, in their entirety,
before any part of the building hereby permitted is occupied.
Reason: To ensure that the development does not impact on existing London Underground
transport infrastructure, in accordance with London Plan policy T3 and ‘Land for Industry and
Transport’ Supplementary Planning Guidance 2012.
Design and Conservation – Listed Gates
9. Prior to the dismantling of the locally listed gate piers a full method statement should be submitted
and approved in writing by the Local Planning Authority. The method Statement should include a
photo record of the piers in its current position and details of how gate the piers will be dismantled
and reassembled in the approved location, to ensure retention of historic fabric and detailing. Any
replacement Portland stone must be like-for-like and match the existing in colour, size, texture, and
detail of existing. Including any associated gates and railings, lighting and hard landscaping.
Reason: To protect the special architectural or historic interest of the listed building that the external
appearance is satisfactory (policies Q2,and Q23 of the Lambeth Local Plan (2021)).
Confirmed Route of all Service and Drainage Routes
10. Notwithstanding the details on the drawings and documents hereby approved, a drawing showing
the confirmed route of all service and drainage routes outside of all retained tree root protection
areas (BS5837:2012) shall be submitted to and approved in writing before any part of the demolition
and development commences. The development shall thereafter be implemented in strict
accordance with the approved details.

Reason: To ensure the retention of, and avoid damage to, the trees on site and trees fronting on
Landor Road which represent an important visual amenity to the locality (Policies Q2, and Q10 of the
Lambeth Local Plan (2021).
Arboricultural Method Statement
11. Prior to the commencement of the development hereby approved, an Arboricultural Method
Statement in accordance with BS5837:2012 relating to a) groundworks within the Root Protection
Area of retained trees for any construction activity (including the installation of hard surfaces) b)
details of a pre-commencement meeting (to include the Tree Officer) together with a schedule of all
confirmed site supervision and tree protection monitoring shall be submitted to and agreed in writing
by the Local Planning Authority shall be submitted to and approved in writing by the council.
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 and to trees
fronting on Landor Road which represent an important visual amenity to the locality (Policies Q2, Q9
and Q10 of the Lambeth Local Plan (2021).
Control of Uses
12. Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 or the
Town and Country Planning (General Permitted Development) Order 2015 (or any orders revoking
and re-enacting those orders with or without modification) the floorspace within Block 5 and Block 9
shown on the approved plans ground floor annotated as ‘commercial space’, shall be used as Use
Classes E parts (e) and (f) and Use Classes F2 and for no other purposes whatsoever.
Reason: To retain and maintain the supply of employment space (Policies ED1 of the Lambeth Local
Plan (2021)).
13. The development hereby approved, shall provide up to 553 residential units (Class C3) and 279 sqm
of community space.
Reason: For the avoidance of doubt and in the interests of proper planning.
Design and Appearance
External Materials
14. Notwithstanding details hereby approved, prior to the commencement of the relevant building works
for each Building above ground of the development hereby permitted, the following details of the
external elevations of the building shall be submitted to and approved in writing by the local planning
authority:
a) A technical specification schedule of the materials; and
b) Sample panels to be made available on site (or another convenient local location), at a scale of
1:1, for inspection showing ‘typical’ façade construction and illustrating the materials and their
construction detailing.
c) A photographic record of the sample panels, taken on site at midday.
The development shall be carried out in accordance with the approved details and thereafter
retained as such for the lifetime of the development.
Reason: To ensure that the external appearance of the building is satisfactory and to protect the
special architectural or historic interest of the listed building and that it does not detract from the
character and visual amenity of the area along with setting of the conservation areas (Policies Q2,
Q7, Q8, and Q22 of the Lambeth Local Plan (2021).

Detailed drawings
15. Notwithstanding the details hereby approved, prior to the commencement of building works for each
Building above ground, drawings (at 1:10 scale (showing all external construction detailing), for the
relevant part of the development have been submitted to and approved by the Local Planning
Authority in writing, unless otherwise agreed in writing by the Local Planning Authority. The drawings
shall include details of:
a) Detailed elevations
b) Details of windows (including technical details, elevations, reveal depths, plans and cross
sections)
c) Details of balconies and terraces (including balustrades, privacy screens and fins, including where
applicable local screening in the form of solid imperforate barriers/fences)
d) Details of entrances and external doors (including technical details, elevations, reveal depths,
plans and sections)
e) Details of roof treatments, plant, cills and parapets
f) Details of rainwater goods and pipes (including location and fixings)
g) Details and location of flues and vents, mailboxes
h) Details of wayfinding signage and building signage strategy
i) Revised groundfloor plan submitted showing the landscape area adjacent to flexible unit removed
and included as part of the flexible unit.
The development shall be carried out in accordance with the approved details and retained for the
lifetime of the development.
Reason: To ensure that the external appearance of the building is satisfactory and to protect the
character and visual amenity of the area along with setting of the conservation areas (Policies Q2,
Q7, Q8, and Q22 of the Lambeth Local Plan (2021)).
Plumbing
16. No vents, plumbing or pipes, other than those approved, shall be fixed to the external faces of the
building.
Reason: To ensure an appropriate standard of design and safeguard visual amenities of area
(Policies Q7 and Q8 of the Lambeth Local Plan 2021).
Boundary Treatment
17. Prior to commencement of the relevant part of the development, a scheme for the siting and design
of all boundary treatments including phasing shall be submitted to and approved in writing by the
local planning authority. The approved scheme shall be fully implemented before the uses hereby
permitted commences or as agreed in a phasing plan and retained for the duration of the
development.
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 (2021)).
Photovoltaic Panels
18. Prior to the commencement of construction works above ground of the relevant Building of the
development hereby permitted, a scheme showing that the provision of photovoltaic panels has been
maximised including the siting, size, number and design of the photovoltaic array including cross
sections of the roof of each building showing the panels 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
permanently retained as such for the duration of use, unless otherwise agreed in writing by the local
planning authority.
Reason: To ensure an appropriate standard of design and safeguard visual amenities and to ensure
that the development has an acceptable level of sustainability (Policy SI 2 of the London Plan (2021)
and Policy Q2, Q8, Q22 and EN4 of the Lambeth Local Plan (2021)).
Quality of Accommodation
Accessible and Adaptable Dwellings
19. 65 (11.7%) of the residential units (across all buildings) hereby permitted shall be wheelchair
adaptable/accessible units constructed to comply with Part M4 (3) of the Building Regulations. Any
communal areas and accesses serving the M4 (3) compliant Wheelchair User Dwellings should also
comply with Part M4 (3). All other residential units, communal areas and accesses hereby permitted
shall be constructed to comply with Part M4 (2) of the Building Regulations.
Reason: To secure appropriate access for disabled people, older people and others with mobility
constraints (policy D7 of the London Plan (2021) and Q1 of the Lambeth Local Plan (2021) and the
guidance in the London Plan Housing SPG (2012)).
Amenity
Privacy and Overlooking
Directional Film/Opaque Glass
20. Prior to commencement of above ground construction works of the relevant Buildings, scaled
drawings (specifications of directional film/opaque glass) showing installation 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
agreed privacy mitigation measures permanently retained as such for the duration of use, unless
otherwise agreed in writing by the local planning authority.
Reason: To protect the amenities of future and adjoining occupiers and the surrounding area (policy
Q2 of the of Lambeth Local Plan (2021).
Screening/planting
21. Notwithstanding the details on the drawings and supporting documents hereby approved, Prior to
commencement of the construction works of the relevant Buildings hereby approved, detailed
drawings (at scale 1:20, 1:5 and 1:100 as appropriate) of how the townhouses/residential units at
ground floor adjacent to the accessway/street, communal gardens, courtyards and/or play areas will
be screened (incorporating planted screening) and how the balconies located within Block 9 (serving
units BLK9-XX-04-09 and BLK9-XX-04-08) and Block 4 (serving units BLK4-B4-01-03; BLK-B4-0104; BLK4-B4-02-03; BLK-B4-02-04; BLK4-B4-00-03; BLK-B4-03-04; BLK4-B4-04-03; BLK-B4-04-04)
would be screened; Block 4: The privacy screen shown within the landscape on the northern side
should be removed; shall be submitted to the Local Planning Authority. The development shall
thereafter be carried out solely in accordance with the details thus approved in writing by the Local
Planning Authority.
If any planting forming part of the privacy screening 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 or alternatives to be agreed in writing with the local planning
authority and thereafter maintained for the lifetime of the development.
Reason: To ensure a high quality standard of development and protect residential amenity of future
and surrounding occupiers (Policy Q2 of the Lambeth Local Plan (2021)).

Restriction on roof use
22. No parts of the roof of the buildings other than those identified as a roof terrace hereby approved
shall be used as a 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)
without the prior written approval of the local planning authority.
Reason: To safeguard the privacy of residential occupiers (Policy Q2 Lambeth Local Plan (2021)).
Noise and Vibration
Noise and Vibration Assessment – Demolition and Construction
23. A detailed demolition/construction noise and vibration assessment is required which sets out specific
mitigation measures to be implemented on an individual plant item basis, for each stage of the
demolition/construction phase, in accordance with BS5228 Part 1 & Part 2. The assessment must
consider potential impacts at Pulross health centre, together with existing residential properties off
Landor Road, Hubert Grove and Hargwyne Street in terms of likelihood of annoyance and building
damage. Calculations must be traceable and referenced appropriately and outline specific noise
level adjustments attributed to plant selection, distance to receptors, source heights, screening,
ground reflection, percentage on-time over the working day must be provided to and agreed in
writing by Lambeth London Borough Council.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the
of Lambeth Local Plan (2021).
Noise and Vibration Management Scheme – Demolition/Construction
24. A demolition/construction noise and vibration management scheme must be provided within a
Construction Environmental Management Plan, in a format suitable to be adopted by site
contractors. During demolition/construction works, Noise & Vibration monitoring shall be carried out
on site where appropriate. Parameters to be monitored, duration, locations and monitoring
techniques shall be included in the CEMP and approved in writing by the Local Planning Authority,
prior to commencement of any demolition/construction works at the proposed development site.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the
of Lambeth Local Plan (2021).
Noise from Plant Machinery and Equipment
25. Prior to the commencement of construction works above ground of the relevant Building of the
development, full details (including elevational drawings) and a tabulated Schedule of any proposed
internal and external plant equipment and trunking, including building services plant, ventilation and
filtration equipment exhaust ducting / ventilation, shall be submitted to and approved in writing by the
Local Planning Authority. All flues, ducting and other equipment shall be installed in accordance with
the approved details prior to the use commencing on site and shall thereafter be maintained in
accordance with the manufacturer's instructions.
Reason: To protect the amenities of future and adjoining occupiers and the surrounding area (policy
Q2 of the of Lambeth Local Plan (2021).
Noise and Vibration Attenuation
26. Prior to the commencement of construction works above ground of the relevant Building of the
development, a scheme of noise and vibration attenuation to protect against environmental noise
shall be submitted to the Local Planning Authority. The scheme shall achieve the habitable and
commercial room standards as detailed in BS8233:2014 and must include details of post
construction validation. The details to be approved in writing by the Local Planning Authority and the

approved noise and vibration attenuation measures shall thereafter be retained and maintained in
working order for the duration of the use in accordance with the approved details.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future occupiers (Policy Q2 of Lambeth Local Plan (2021)).
Operation of Building Services Plant
27. Prior to the occupation of the relevant Buildings hereby permitted, or the operation of any building
services plant, an assessment of the acoustic impact arising from the operation of all internally and
externally located plant shall be 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 +
A1:2019 (or subsequent superseding equivalent), including consideration of context section of this
standard and current best practice. Where required, a scheme of noise attenuation measures to
ensure any noise impacts associated with the proposed building services plant are below the LOAEL
in accordance with the NPSE and PPG-Noise, at existing and proposed receptors must be provided.
The uses hereby permitted of the relevant Building, or the operation of any building services plant,
shall not commence until a post-installation noise assessment has been carried out to confirm
compliance with the noise criteria.
The scheme of attenuation shall be implemented in accordance with the approved details and
attenuation measures, and they shall be permanently retained and maintained in working order for
the duration of the use and their operation.
Reason: To protect the amenities of future and adjoining occupiers and the surrounding area (Policy
Q2 of the London Borough of Lambeth Local Plan (2021)).
Amenity Space Noise Scheme of Measures
28. Prior to the commencement of above ground construction works of the relevant Building and
communal open space a scheme of measures to ensure that external noise levels on all private and
shared communal amenity spaces within the development where noise levels do not exceed 55dB
LAEQ (16 hour) and those closest to Landor Road mitigation measures shall be submitted to and
approved in writing by the Local Planning Authority. Thereafter the development shall be carried out
in accordance with the approved details and a separate validation report shall be submitted to and
approved in writing by the Local Planning Authority within 3 months of first occupation.
Reason: To protect the amenities of future residential occupiers (Policy Q2 of the Lambeth Local
Plan (2021)).
Operational Management Plan
29. The Use Classes E parts (e) and (f) and Use Classes F2 uses hereby permitted shall not commence
until an operational management plan has been submitted and approved in writing by the local
planning authority. This should include but not be limited to, hours of operation, management
responsibilities during all operating hours, measures to control noise from live and amplified music
(including the screening of sporting events and public address systems) and minimising the effects of
patrons coming and going from site will be prevented from causing nuisance for people in the area.
The use hereby permitted shall thereafter be operated in accordance with the approved details.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the
Lambeth Local Plan (2021).
Wind and Microclimate
Pedestrian Microclimate

30. Prior to the commencement of above ground construction works, a scheme of mitigation of the
impact of the development hereby permitted on local wind microclimate including further CFD
modelling, and the outputs of the exercise are reported in an updated wind assessment report
(setting out the updated results in line with the agreed assessment criteria used in the EIA reporting)
shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall
incorporate the recommended mitigation measures set out in the Wind Microclimate report prepared
by Windtech, dated November 2020 and Pedestrian Microclimate CFD Study ref: WF346-01F02
(Rev6) – WE CFD Report, prepared by Windtech, dated 23 July 2021.
The scheme shall take account of BRE Digest DG520 (Wind Microclimate Around Buildings) and
shall include elevational drawings of any structures or screens and any further supporting
assessment to ensure that all external spaces achieve the relevant standards set out in the Lawson
Comfort Criteria, allowing for cumulative development, including mitigation of any identified off-site
impacts.
The scheme of mitigation shall be implemented in accordance with the approved details and
mitigation measures, and they shall be fully installed prior to occupation and permanently retained
and maintained for the duration of the use and their operation. Any variation to the layout or built
form of the development shall be accompanied by a revised Wind Microclimate Assessment which
details any additional identified adverse wind microclimate impacts. Any additional steps required to
mitigate these impacts shall be detailed and implemented, as necessary. The revised assessment
shall be submitted to and approved by the Local Planning Authority and the details as approved shall
thereafter be permanently retained.
Reason: To avoid unacceptable detriment of the amenities of future occupiers or of the area
generally (Policy Q2 of the Lambeth Local Plan (2021).
Lighting/Solar Glare
Lighting Scheme
31. Prior to first occupation of the relevant building (including phasing of delivery plan) a lighting scheme
must be submitted for the approval of the Local Planning Authority in accordance with the Institute of
Lighting Professional’s Guidance notes for the reduction of obstructive light. The scheme must be
designed by a suitably qualified person in accordance with the recommendations for environmental
zone E3 in the ILP document “Guidance Notes for the Reduction of Obtrusive Light GN01:2011. It
must take account of the recommendations outlined in Section 7 of the Preliminary Ecological
Appraisal ref:190911-ED-01f.
Before commencement of operation of the approved lighting scheme the applicant shall appoint a
suitably qualified member of the institute of lighting professionals (ILP) to validate that the lighting
scheme as installed conforms to the recommendations for environmental zone E3 in the ILP
document “Guidance Notes for the Reduction of Obtrusive Light GN01:20 the report shall be
submitted to and approved by the Local Planning Authority and the approved details and attenuation
measures shall be permanently retained and maintained thereafter in working order for the duration
of the uses and their operation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of
adjoining occupiers and to ensure the external appearance of the building is satisfactory and to
protect the special architectural or historic interest of the listed building and that it does not detract
from the setting of the conservation areas and to safeguard and prevent irrevocable damage to
habitat and wildlife ((Policies Q2, Q6, Q8, Q20, Q22 and EN1 of the Lambeth Local Plan (2015) and
Draft Revised Lambeth Local Plan (2020)).
Solar Glare

32. Prior to construction works above ground of the relevant Building a Solar Glare assessment must be
submitted for the approval of the Local Planning Authority. Thereafter the development shall be
carried out in accordance with the approved details and measures for the duration of the
development.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of
future and adjoining occupiers ((Policies Q2 and Q26 of the Lambeth Local Plan (2021)).
Telecommunications
Telecommunications – removal of PD
33. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking or re-enacting that Order with or without modification), no aerials,
antennae, satellite dishes or related telecommunications equipment shall be erected on any part of
the development hereby permitted, unless otherwise approved in writing by the local planning
authority.
Reason: To ensure that the visual impact of telecommunication equipment upon the surrounding
area can be considered. (PoliciesT9, Q2, and Q6 of the Lambeth Local Plan (2021)).
Telecommunications – interference
34. Prior to occupation of development, a report prepared by an appropriately qualified consultant shall
be submitted to and approved in writing showing the possible impact to television, radio, and mobile
phone broadcasting and reception as well as proposing any mitigation measures.
Any mitigation measures shall be implemented prior to occupation and maintained thereafter for the
lifetime of the development.
Reason: To avoid any irremediable interference to broadcasting and telecommunications in the
surrounding area in accordance with NPPF para 56.
Landscaping, Playspace, Ecology, Biodiversity
Trees to be removed
35. No trees other than those shown to be removed on the approved plan shall be felled, damaged or
otherwise disturbed with the exception of the removal of T31 the path is to be changed to allow for its
retention. Details of the tree (T31) being retained and protected shall be submitted to and approved
in writing prior to commencement of the development hereby permitted. All tree protection measures
shall be carried out in line with the approved details and specifications contained in the approved
document Arboricultural implications report prepared by SEED Arboriculture Consultants (ref. SEED
1146-AIA-V1-D, dated 02/06/2021 Rev D updated Appendix 3 – Plans received 18/10/2021). The
tree protection measures shall be erected before demolition commences and remain in place and
effective for the duration 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 and third
party trees on Landor Road which represent an important visual amenity to the locality (Policies Q2,
Q9 and Q10 of the Lambeth Local Plan (2021).
Schedule of Supervision and Monitoring
36. The completed schedule of supervision and monitoring for the arboricultural protection measures as
agreed under condition 35 (trees to be removed) above shall be submitted for approval in writing by
the Local Planning Authority within 28 days from completion of the development hereby permitted.
Reason: In order to ensure compliance with the tree protection details submitted under condition No.
35 above. To ensure the retention of, and avoid damage to, the retained trees on the site and

fronting on Landor Road which represent an important visual amenity to the locality (Policies Q2 and
Q10 of the Lambeth Local Plan (2021)).
Hard and Soft Landscaping and Net Biodiversity Gain
37. Notwithstanding the details on the drawings and documents hereby approved, prior to
commencement of the development (with the exception of demolition) hereby permitted, a hard and
soft landscaping scheme (including phasing of delivery) shall be submitted to and approved in writing
by the local planning authority. All tree, shrub and hedge planting included within the above scheme
shall accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent superseding
equivalent) and current Arboricultural best practice. The details shall demonstrate that net
biodiversity has been achieved. The details shall include:
a)The treatment of all parts of the site not covered by buildings including walls and boundary
features;
b) The quantity, size, species, position and the proposed time of planting of all trees and shrubs to
be planted including details of appropriate infrastructure to support long-term survival;
c) An indication of how all trees and shrubs will integrate with the proposal in the long term with
regard to their mature size and anticipated routine maintenance and protection including irrigation
systems;
d) Details of infrastructure to maximise rooting capacity and optimize rooting conditions;
e) All shrubs and hedges to be planted that are intended to achieve a significant size and presence
in the landscape shall be similarly specified;
f) All hard landscaping including all ground surfaces, planters, seating, refuse disposal points, cycle
parking facilities, bollards, vehicle crossovers/access points;
g) The path requiring the removal of T31 to be changed to allow for its retention;
h) The landscape area adjacent to flexible unit removed and included as part of the flexible unit;
i) Biodiversity mitigation and enhancement measures as set out in the herby approved Ecological
Appraisal prepared by Aspect Ecology Ltd, dated 28/10/2020.
The development hereby permitted shall be thereafter carried out in accordance with the approved
details within 6 months of the date of first occupation and agreed phasing of any part of the site
unless an alternative temporary landscaping and phasing scheme has otherwise been submitted to
and agreed by the Local Planning Authority.
Reason: In order to introduce high quality landscaping in and around the site in the interests of the
ecological value and biodiversity of the site and to ensure a satisfactory landscaping of the site in the
interests of visual amenity. (Policy EN1, Q2, Q6, Q9, and Q10 of the Lambeth Local Plan ( 2021)
and Policy G6 of the London Plan 2021))
First Planting and Replacement Dead Damaged Planting
38. All planting including tree 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 is maintained relative to the
development in order to comply with Policy Q9 of the Lambeth Local Plan (2021).
Playspace

39. Notwithstanding details shown on the approved plans, no occupation of the residential parts of the
development shall commence until full details of the children's play space provisions (0-4age –
1,242sqm; 5-11 age 924sqm, 12+ age 581 sqm and including layout, equipment specification, and
phasing of delivery have been submitted to and approved in writing by the local planning authority
and the development has been implemented in accordance with the approved details and agreed
phasing. The children's play areas shall be maintained for the duration of the development and
available for all occupiers irrespective of tenure.
Reason: To ensure appropriate provision for children's play on site. (Policy S4 of the London Plan
(2021) and Policy H5 of the Lambeth Local Plan (2021)).
Green Roofs
40. Prior to commencement of the construction works above ground of the relevant Building of the
development hereby permitted, a detailed specification of the biodiverse green 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
green roofs, together with details of their anticipated routine maintenance and protection. The green
roofs shall be implemented prior to occupation of the relevant Building and thereafter maintained in
accordance with the approved details for the lifetime of the development.
Reason: In order to promote biodiversity and rainwater attenuation on the site. (Policy G1, G5, SI 2
and SI 13 of the London Plan (2021) and Policy EN1, EN4, EN5, EN6 and Q9 of the Lambeth Local
Plan (2015) and Draft Revised Lambeth Local Plan (2020)).
Green Roof Maintenance
41. If within 5 years of the installation of the green roof any planting forming part of the green roof shall
die, be removed, or become seriously damaged or diseased, then this planting shall be replaced in
the next planting season with planting of a similar size and species.
Reason: 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 (Policy G1,
G5, SI 2 and SI 13 of the London Plan (2021) and Policy EN1, EN4, EN5, EN6 and Q9 of the
Lambeth Local Plan (2015) and Draft Revised Lambeth Local Plan (2020)).
Preliminary Ecological Survey and Assessment
42. Should there be any delays longer than 24 months of the application being consented and when
actual site clearance and demolition works commence the applicant is required to undertake a
further assessment of the site, additional site surveys to those outlined within the approved
Ecological Appraisal prepared by Aspect Ecology Ltd, dated 28/10/2020 before demolition or
clearance works commence. This shall be submitted to and approved in writing by the Local
Planning Authority. This is in order to ensure no features have been occupied by protected species
or habitats in the intervening period.
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 (2021))
Preliminary Ecological Mitigation Measures
43. The recommended mitigation measures outlined in Section 6 of the approved Ecological Appraisal
prepared by Aspect Ecology Ltd, dated 28/10/2020 prepared shall be implemented.
Reason: In order to minimise any potential risks to species and wildlife habitats and biodiversity
within the development (Policy EN1 of the Lambeth Local Plan (2015) and Draft Revised Lambeth
Local Plan (2020)).

Bird and Bat Boxes
44. Prior to commencement of the construction works of the relevant Buildings/part 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) and
Draft Revised Lambeth Local Plan (2020)).
Landscaping Scheme and Biodiversity Gain
45. Within six months of first occupation of any part of the development, evidence to demonstrate that
the net biodiversity gains (secured under the Biodiversity and Mitigation Enhancements details
approved as part of the discharge of Condition 37 hard and soft landscaping) have been achieved
shall be submitted to and approved in writing by the local planning authority. In the event that these
gains have not been achieved, a scheme of mitigation to achieve the shortfall shall be submitted to
and approved in writing by the local planning authority. The approved scheme shall be implemented
within the first planting season following the scheme being approved and shall thereafter be retained
for the lifetime of the development.
Reason: In the interests of the ecological value of the site and to ensure a satisfactory landscaping
of the site in the interests of visual amenity (Policies EN4 and Q9 of the Lambeth Local Plan (2021)
and Policy G1 of the London Plan (2021))
Urban Greening
46. Prior to first occupation of the buildings hereby permitted, evidence and maintenance plan 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.
Reason: To ensure that the urban greening factor has been achieved on site (Policy G5 and G6 of
the London Plan (2021).
Transport and Highways
Cycle Parking
47. Notwithstanding the details on the drawings and documents hereby approved, Prior to
commencement of the construction works of the development hereby permitted, details of the
provision to be made for cycle parking details for both residential and non-residential occupiers shall
be submitted to and approved in writing by the Local Planning Authority. The details shall include:
• cycle parking stores, floor plans, detailed construction drawings (where relevant),
specification of cycle stands including manufacturer’s
• short stay spaces,
• details of which cycle stores serve which residential lobby’s
The cycle parking shall thereafter be implemented in full in accordance with the approved details
before the use hereby permitted commences and shall thereafter be retained solely for its
designated use.
Reason: To ensure adequate cycle parking is available on site and to promote sustainable modes of
transport (policies T1, T3 and Q13 of the Lambeth Local Plan (2021).
Electric Charging Points – Cycles

48. Prior to first occupation of the relevant Buildings a minimum of 1 in 10 of the long stay cycle spaces
shall be provided with electric charge points for electric bikes and shall thereafter be retained solely
for its designated use.
Reason: To encourage the uptake of electric bikes (Policy T5 of the London Plan (2021)).
Electric Charging Points – on site service and disabled parking bays
49. Prior to first occupation of the building 100% of the on-site service bays and at a minimum 20% of
the on-site disabled parking bays to have active electric vehicle charging facilities, with passive
provision for all remaining bays, and shall thereafter be retained solely for its designated use.
Reason: To encourage the uptake of electrical vehicles (policies T6, T6.5 and T7 of the London Plan
(2021)).
Travel Plan
50. Prior to the uses hereby approved commencing, a Travel Plan relating to those uses shall be
submitted to and approved in writing by the local planning authority. The measures approved in the
Travel Plan to be implemented before first occupation of the buildings hereby permitted shall be
implemented prior to the use commencing and shall be maintained for the duration of the use unless
the prior written approval of the Local Planning Authority is obtained to any variation.
Reason: To ensure that the travel arrangements to the site are appropriate and to limit the effects of
the increase in travel movements (Policy T4 of the London Plan (2021) and Policies T1, T2, T3 and
T6 of the Lambeth Local Plan (2021).
Delivery and Servicing Management Plan
51. The uses hereby permitted shall not commence until a Delivery and Servicing Management Plan and
confirming that all servicing will be undertaken off-street within the loading bays, has been submitted
and approved in writing by the local planning authority. The use hereby permitted shall thereafter be
operated in accordance with the approved details for the lifetime of the development. The submitted
details must include the following:
a) Frequency and timings of deliveries to the site;
b) Frequency and timings of other servicing vehicles, such as refuse collections;
c) Dimensions of delivery and servicing vehicles;
d) Proposed loading and delivery locations; and
e) A strategy to manage vehicles servicing the site.
Reason: To protect the amenities of adjoining occupiers and the surrounding area and to limit the
effects of the increase in travel movements (Policy Q2 and T7 of the Lambeth Local Plan (2021).
Provide Disabled parking space
52. Prior to the commencement of the uses hereby permitted, the 19 disabled parking spaces shall be
laid out in accordance with the approved plans, and the disabled/accessible parking spaces shall be
retained for the duration of the use. No vehicles, other than blue-badge holder vehicles, shall park on
the site. Vehicles shall only park within the designated spaces shown on the approved plans, and on
no other part of the site.
Reason: To enable accessible parking to be provided, prevent excessive parking and minimise
danger, obstruction and inconvenience to users of the site and surrounding area (policies T1, T6, T7,
and Q2 of the Lambeth Local Plan (2021)).
Provide delivery and servicing bays

53. The scheme for parking, garaging, manoeuvring, and the loading and unloading of vehicles shown
on the submitted plans shall be laid out in accordance with the approved details prior to the initial
occupation of the development hereby permitted and that area shall not thereafter be used for any
other purpose or obstructed in any way.
Reason: To enable vehicles to draw off, park and turn clear of the highway, minimising danger,
obstruction and inconvenience to users of the adjoining highway and to minimise impact on amenity
(policies T1, T7, T7 and Q2 of Lambeth Local Plan (2021).
No loading or unloading other than on site
54. No loading or unloading of goods, including fuel, by vehicles arriving at or departing from the site
shall be carried out other than within the curtilage of the site.
Reason: To minimise danger, obstruction, and inconvenience to users of the highway, and to
safeguard the amenities of adjoining properties (policies T1, T6, T7 and Q2 of the Lambeth Local
Plan (2021).
Refuse and Recycling Storage
55. Prior to the first occupation of the uses hereby permitted, details of waste and recycling storage
(including detail on ventilation of refuse stores, elevation drawings and floor plans) for the
development shall be submitted to and approved in writing by the local planning authority. The waste
and recycling storage shall be provided in accordance with the approved details prior to the
commencement of any of the uses hereby permitted and shall thereafter be retained solely for its
designated use. The waste and recycling storage areas/facilities should comply with Lambeth's
Refuse & Recycling Storage Design Guide (2013), 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 (2021).
Waste Management Strategy
56. Prior to the first occupation of the uses hereby permitted, an Operational Waste and Recycling
Management Strategy shall be submitted to and approved in writing by the local planning authority.
The uses hereby permitted shall thereafter be operated in accordance with the approved Operational
Waste and Recycling Management Strategy.
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,
Q12 and T7 of the Lambeth Local Plan (2021).
Existing Vehicular Access to be removed
57. Within 3 months of the installation of the new vehicular access, the existing vehicular access shall be
removed by raising the dropped kerb and reinstating the footway to the specification required by the
Council’s Highways Department.
Reason: To minimise danger, obstruction and inconvenience to users of the highway (policies T1 T7
and T8 of the Lambeth Local Plan (2015) and Draft Revised Lambeth Local Plan (2020)).
New vehicular access to be provided
58. The new vehicular access to the site shown on the approved plans shall be installed prior to the
commencement of the use hereby permitted.

Reason: To minimise danger, obstruction and inconvenience to users of the highway (policies T1,
and T7 of the Lambeth Local Plan (2021).
Secure by Design
CCTV Cameras
59. Prior to first occupation of the relevant building (including phasing of delivery plan) CCTV details and
scheme must be submitted for the approval of the Local Planning Authority. The CCTV to be
installed and operated in accordance with the approved details and agreed phasing plan, for the
lifetime of the development, unless the written consent of the Local Planning Authority is received for
any variation.
Reason: To ensure that the development maintains and enhances community safety (policy Q3 of
the London Borough of Lambeth Local Plan (2021).
Secure by Design Measures
60. The development hereby permitted shall incorporate security measures to minimise the risk of crime
and to meet the specific security needs of the development inaccordance 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.
Reason: To ensure that the development maintains and enhances community safety (policy Q3 of
Lambeth Local Plan (2021) and Draft Revised Lambeth Local Plan (2020)).
Certification
61. Prior to occupation of the development hereby approved, a satisfactory Secured by Design
inspection must take place. The resulting Secured by Design certificate shall be submitted to and
approved in writing by the local planning authority.
Reason: To ensure that the development maintains and enhances community safety (policy Q3 of
the Lambeth Local Plan (2021).
Sustainability and Energy
Energy Strategy
62. The development shall be built in accordance with the Energy Strategy approved by the Local
Planning Authority, demonstrating how the development will follow the hierarchy of energy efficiency,
decentralised energy and renewable energy technologies to secure a minimum 35% reduction in
CO2 emissions below the maximum threshold set in Building Regulations Part L 2013.
Prior to first occupation of the buildings hereby approved, evidence (e.g. photographs, copies of
installation contracts and as-built worksheets prepared under the National Calculation Method)
should be submitted to the Local Planning Authority and approved in writing to demonstrate that the
development has been carried out in accordance with the approved Energy Strategy unless
otherwise agreed by the Local Planning Authority in writing.
Reason: To ensure that the development makes the fullest contribution to minimising carbon dioxide
emissions (Policy SI 2 and SI 3 of the London Plan (2021) and Policy EN3 of the Lambeth Local
Plan (2021).
BREEAM – non-residential (Design Stage)
63. Within six months of work starting on site a BREEAM New Construction 2018, Design Stage
(Interim), Shell and Core certificate and summary score sheet shall be submitted to and approved in
writing by the Local Planning Authority to show that an Excellent rating (minimum score 70%) has
been achieved for all retail areas.

Reason: To ensure that the development has an acceptable level of sustainability (Policy EN4 of the
Lambeth Local Plan (2021) and Policy SI 2 of the London Plan (2021)).
BREEAM – non-residential (Post Occupation)
64. Within 4 months of occupation a BREEAM New Construction 2018, Post Construction Review
(Final), Shell and Core certificate and summary score sheet shall be submitted to and approved in
writing by the Local Planning Authority to show that an Excellent rating (minimum score 70%) has
been achieved for all non-residential areas.
Reason: To ensure that the development has an acceptable level of sustainability (Policy EN4 of the
Lambeth Local Plan (2021) and Draft Revised Lambeth Local Plan (2020) and Policy SI 2 of the
London Plan (2021)).
Overheating and cooling
65. Prior to occupation of the relevant Building (residential spaces), the owners shall provide e to
residential occupants of the Residential Unit the guidance on minimising the dwelling overheating
risk.
Reason: To ensure the design of the development reduces (as far as is possible) the potential for
overheating and reliance on air conditioning systems (Policy SI 2 and SI 4 of the London Plan
(2021)).
Water efficiency
66. Prior to prior to commencement of the superstructure of the relevant Building of the development
hereby permitted , manufacturers’ datasheets with a corresponding water efficiency calculator for the
proposed fixtures and fittings shall be submitted to and approved in writing by the Local Planning
Authority to demonstrate that the internal water consumption will not exceed 105 litres/person/day in
line with The Water Efficiency Calculator for New Dwellings from the Department of Communities
and Local Government.
Reason: Occupation must not commence prior to these details being discharged in order to ensure
the development would achieve an acceptable standard of water efficiency (Policy SI 5 of the
London Plan (2021)).
Water efficiency – post-occupation
67. Prior to first occupation of the relevant Building, manufacturers’ datasheets with a corresponding
water efficiency calculator for the installed fixtures and fittings shall be submitted to and approved in
writing by the Local Planning Authority to demonstrate that the internal water consumption will not
exceed 105 litres/person/day in line with The Water Efficiency Calculator for new dwellings from the
Department of Communities and Local Government. The scheme shall be carried out in accordance
with the approved details and shall thereafter be retained for the lifetime of the development.
Reason: Occupation must not commence prior to these details being discharged in order to ensure
the development would achieve an acceptable standard of water efficiency (Policy SI 5 of the
London Plan (2021)).
Water efficiency – non residential
68. Prior to occupation of the non-domestic element of the development herby approved, evidence shall
be submitted to and approved in writing by the Local Planning Authority demonstrating that the
BREEAM Excellent Standard has been met for the Wat 01 category(12.5% improvement over the
defined baseline. Evidence should include manufacturers datasheets and the BREEAM Wat 01
calculator tool.

Reason: Occupation must not commence prior to these details being discharged in order to ensure the
development would achieve an acceptable standard of water efficiency (Policy SI 5 of the London Plan
(2021)).
Water network connection
69. There shall be no occupation beyond the 99th dwelling until a Water Network Upgrade Confirmation
Statement has been submitted to and approved in writing by the Local Planning Authority (in
consultation with Thames Water), providing either:
• all water network upgrades required to accommodate the additional flows to serve the
development have been completed; or
• a development and infrastructure phasing plan has been agreed with Thames Water to allow
additional development to be occupied.
Where a development and infrastructure phasing plan is agreed no occupation of those additional
dwellings shall take place other than in accordance with the agreed development and infrastructure
phasing plan.
Reason: The development may lead to low / no water pressures and network reinforcement works
are anticipated to be necessary to ensure that sufficient capacity is made available to accommodate
additional demand anticipated from the new development. Any necessary reinforcement works will
be necessary in order to avoid low / no water pressure issues. (Policy SI 5 of the London Plan (2021)
and Policy EN6 (vii) of the Lambeth Local Plan (2021)).
Waste Management - Materials
70. That the development hereby permitted shall achieve 9 out of 10 BREEAM credits associated with
Waste (including those relating to recycled aggregates, adaptation to climate change, and design for
disassembly and adaptability) as indicated on Page 7 of BREEAM NC 2018 Pre-Assessment (v3.0 –
shell only) attached to BREEAM Pre-Assessment Report Rev 2, prepared by Cudd Bentley
Consulting, dated 28/10/2020. This includes a commitment to: Implementing a Resource
Management Plan and Pre-demolition Audit; Achieving <7.5 m3 or <6.5 tonnes as a resource
efficiency target per 100 m2 of gross internal area; Undertaking a review of all reused and
sustainably sourced aggregates; Completing a Functional Adaptation Strategy appraisal by the end
of RIBA Stage 2 (Concept design) and implementing the recommendations; and Providing facilities
for the storage of operational recyclable waste volumes.
Reason: To ensure commitments to good practice waste management during design and
construction are achieved. To ensure that the development has an acceptable level of sustainability
(Policy EN4 of the Lambeth Local Plan (2021) and Policy SI 2 of the London Plan (2021)).
Waste Management During Design and Construction
71. That the development hereby permitted shall achieve 7 out of 14 available BREEAM credits for
Materials Resource Efficiency as indicated on Page 6 of BREEAM NC 2018 Pre-Assessment (v3.0 –
shell only) attached to BREEAM Pre-Assessment Report Rev 2, prepared by Cudd Bentley
Consulting, dated 28/10/2020. That includes commitments to: Select (to some extent) products with
low environmental impact; Specify construction products with EPDs; Responsible source materials;
and Design for durability.
Reason: To ensure commitments to good practice waste management during design and
construction are achieved. To ensure that the development has an acceptable level of sustainability
(Policy EN4 of the Lambeth Local Plan (2021) and Policy SI 2 of the London Plan (2021)).
Whole Life Carbon Assessment
72. Within 3 months of first occupation of any of the residential units hereby approved, a post
construction whole life carbon assessment shall be submitted to and approved in writing to the local

planning authority confirming whether the total product stage (A1 – A5) targets has been achieved in
line with London Plan Policy SI2 and in line with Document ref:5685-CBC-SH-RP-Z-005, Rev 2,
dated 27/05/2021 prepared by Cudd Bentley). The details shall include a narrative how carbon has
been reduced through the design process,
Reason: To ensure that the development reduces life-cycle emissions (Policy SI2 of the London Plan
(2021).
Circular Economy Statement
73. Within 3 months of first occupation of any of the residential units hereby approved, a post
construction statement shall be submitted to and approved in writing to the local planning authority.
This shall include the quantification of measures and detail of how circular economy proposals have
been achieved in line with Document Ref:5685-CBC-SH-RP-Z-004 Rev 2, dated 27/05/2021,
Prepared by Cudd Bentley and including:
• strategies to utilise at least 20% of the value of construction materials to be comprised of
recycled and reused content (unless it is has been demonstrated that it is not technically
feasible or viable to do so); and
• strategies to meet the Mayor's 65% target for municipal waste recycling as part of the longterm operation of the development (unless it is has been demonstrated that it is not
technically feasible or viable to do so); and
• details of the likely destination of all waste streams and a confirmation that the destination
landfill(s) has/ have the capacity to receive waste.
Reason: To ensure that the proposal promotes circular economy outcomes (Policy SI 7 of the
London Plan (2021).
Environmental Management
Contamination – Scheme of mitigation
74. No demolition or development shall commence (or such other date or stage in development as may
be agreed in writing with the Local Planning Authority), until the following components of a scheme
to deal with the risks associated with contamination of the site shall each be submitted to, and
approved in writing, by the Local Planning Authority:
1. a site investigation scheme, based on submitted ‘contamination desk study and risk assessment
report’ by BWB (dated September 2020, Document Number LHS-BWB-ZZ-XX-RP-YE-0001-Ph1) to
provide information for a detailed assessment of the risk to all receptors that may be affected,
including those off site;
2. the results of the site investigation and detailed risk assessment referred to in (1) and, based on
these, an options appraisal and remediation strategy giving full details of the remediation measures
required and how they are to be undertaken;
3. a verification plan providing details of the data that will be collected in order to demonstrate that
the works set out in the remediation strategy in (2) are complete and identifying any requirements for
longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.
The development shall thereafter be implemented in accordance with the details and measures
approved.
Reason: To ensure that the site does not pose any further risk to human health or the water
environment by demonstrating that the requirements of the approved verification plan have been met
and that remediation of the site is complete, in line with the National Planning Policy Framework
(NPPF) (Paragraph 170). Furthermore, to safeguard future users or occupiers of this site and the

wider environment from irreversible risks associated with the contaminants which are present by
ensuring that the contaminated land is properly treated and made safe before development. (Policy
EN4 of the Lambeth Local Plan (2021)).
Contamination – verification
75. Prior to occupation of any part of the development, a verification report demonstrating completion of
the works set out in the approved remediation strategy and the effectiveness of the remediation shall
be submitted to and approved, in writing, by the local planning authority. The report shall include
results of sampling and monitoring carried out in accordance with the approved verification plan to
demonstrate that the site remediation criteria have been met. It shall also include any plan (a ‘longterm monitoring and maintenance plan’) for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action, as identified in the verification plan, if
appropriate, and for the reporting of this to the local planning authority. Any long-term monitoring and
maintenance plan shall be implemented as approved.
Reason: To ensure that the site does not pose any further risk to human health or the water
environment by demonstrating that the requirements of the approved verification plan have been met
and that remediation of the site is complete, in line with the National Planning Policy Framework
(NPPF) (Paragraph 170). Furthermore, to safeguard future users or occupiers of this site and the
wider environment from irreversible risks associated with the contaminants which are present by
ensuring that the contaminated land is properly treated and made safe before development. (Policy
EN4 of the Lambeth Local Plan (2015) and Draft Revised Lambeth Local Plan (2020).
Contamination – not previously identified
76. If, during development, contamination not previously identified is found to be present at the site then
no further development (unless otherwise agreed in writing with the Local Planning Authority) shall
be carried out until the developer has submitted and obtained written approval from the Local
Planning Authority for, a remediation strategy detailing how this unsuspected contamination shall be
dealt with. The remediation strategy shall be implemented as approved, verified and reported to the
satisfaction of the Local Planning Authority.
Reason: To ensure that the development does not contribute to and is not put at unacceptable risk
from or adversely affected by, unacceptable levels of water pollution from previously unidentified
contamination sources at the development site, in line with the National Planning Policy Framework
(NPPF) (Paragraph 170). Furthermore, to safeguard future users or occupiers of this site and the
wider environment from irreversible risks associated with the contaminants which are present by
ensuring that the contaminated land is properly treated and made safe before development. (Policy
EN4 of the Lambeth Local Plan (2021).
Piling
77. 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: To ensure that the development does not harm groundwater resources, in line with the
National Planning Policy Framework (NPPF) (Paragraph 170).
NRMM Low Emission Zone
78. If Non Road Mobile Machinery (NRMM) of net power of 37kW and up to and including 560kW is
required on site during the course of demolition, site preparation and construction phases, it must
comply with the emission standards set out in chapter 7 of the GLA’s supplementary planning
guidance “Control of Dust and Emissions During Construction and Demolition” dated July 2014
(SPG), or subsequent guidance. Unless it complies with the standards set out in the SPG, no NRMM

shall be on site, at any time, whether in use or not, without the prior written consent of the local
planning authority. The developer must register all NRMM at https://nrmm.london/user-nrmm/register
prior to bringing it on to site and shall keep the register up to date by listing all NRMM used during
the demolition, site preparation and construction phases of the development.
Reason: To ensure that air quality is not adversely affected by the development (Policy SI 1 of the
London Plan (2021))
Sustainable Urban Drainage System
79. Prior to the commencement of construction works above ground level, final details of the Sustainable
Urban Drainage System (SuDS) shall be submitted to and approved in writing by the Local Planning
Authority. The details submitted shall include information on the siting, capacity and operation of the
SuDS and any associated pipe work. The detail shall also include a management and maintenance
plan. 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.
No building hereby permitted shall be occupied until the sustainable drainage scheme for the site
has been completed in accordance with the approved details. The sustainable drainage scheme
shall be managed and maintained thereafter in accordance with the agreed management and
maintenance plan.
Reason: To manage the water environment of the development and mitigate the impact on flood risk,
water quality, habitat and amenity value (policies EN5 and EN6 of Lambeth Local Plan (2021)).
Fire Safety
80. Prior to commencement for the relevant phase or each building details shall be submitted to and
approved in writing by the local planning authority demonstrating that a minimum of at least one lift
per core (or more subject to capacity assessments) will be a suitably sized fire evacuation lift
suitable to be used to evacuate people who require level access from the building. The development
shall be carried out in accordance with these details and maintained as such in perpetuity.
Reason: In the interests of fire safety (Policy D5 of London Plan (2021).
81. Prior to the commencement of the relevant phase or Building (other than demolition, site clearance
and ground works), an updated Fire Statement for the relevant phase or plot, in the form of an
independent fire strategy produced by a third party suitably qualified assessor to include any
additional measures to be considered at the detailed design stage shall be submitted to and
approved in writing by the Local Planning Authority. The measures contained within the Stage 2 Fire
Strategy Report and Letter dated 06/02/2021 both prepared by Elementa Consulting and any
additional measures to be considered at the detailed design stage and approved shall be
implemented prior to first occupation of each building.
Reason: In the interests of fire safety (Policy D12 of London Plan (2021).
Informative
1. This decision letter does not convey an approval or consent which may be required under any
enactment, by-law, order or regulation, other than Section 57 of the Town and Country Planning Act
1990.
2. You are advised that this consent is without prejudice to any rights which may be enjoyed by any
tenants/occupiers of the premises.

3. Your attention is drawn to the provisions of the Building Regulations, and related legislation which
must be complied with to the satisfaction of the Council's Building Control Officer.
4. Your attention is drawn to the need to comply with the requirements of the Control of Pollution Act
1974 concerning construction site noise and in this respect you are advised to contact the Council's
Environmental Health Division.
5. Your attention is drawn to Sections 4 and 7 of the Chronically Sick and Disabled Persons Act 1970
and the Code of Practice for Access for the Disabled to Buildings (B.S. 5810:1979) regarding the
provision of means of access, parking facilities and sanitary conveniences for the needs of persons
visiting, using or employed at the building or premises who are disabled.
6. You are advised that this permission does not authorise the display of advertisements at the
premises and separate consent may be required from the Local Planning Authority under the Town
and Country Planning (Control of Advertisements) Regulations 1992.
7. As soon as building work starts on the development, you must contact the Street Naming and
Numbering Officer if you need to do the following:
1. name a new street
2. name a new or existing building
3. apply new street numbers to a new or existing building
This will ensure that any changes are agreed with Lambeth Council before use, in accordance with
the London Buildings Acts (Amendment) Act 1939 and the Local Government Act 1985. Although it
is not essential, we also advise you to contact the Street Naming and Numbering Officer before
applying new names or numbers to internal flats or units. Contact details are listed below.
Street Naming and Numbering Officer
e-mail: streetnn@lambeth.gov.uk
tel: 020 7926 2283
fax: 020 7926 9104
8. You are advised of the necessity to consult the Transport and Highways team within the Transport
Division of the Directorate of Environmental Services, with regard to any alterations affecting the
public footway.
9. You are advised of the necessity to consult the Council’s Highways team prior to the commencement
of construction on 020 7926 9000 in order to obtain necessary approvals and licences prior to
undertaking any works within the Public Highway including Scaffolding, Temporary/Permanent
Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer Connections, Hoarding,
Excavations (including adjacent to the highway such as basements, etc), Temporary Full/Part Road
Closures, Craneage Licences etc.
Design and Conservation
10. With regards to the Locally listed Gates - The Council encourages consideration be given to the
reinstatement of globe lanterns as originally existed atop these piers when they were erected.
Landscaping, Ecology and Biodiversity
11. With regards to the hard and soft landscaping details the applicant should include details that
prevent/deter the graffiti of flank walls on the groundfloor (in particular to Tower 7). In respect of the
proposed list of species for ‘Hedge Planting’ should include more UK native species in the hedges,
maybe some sections with types like Hawthorn or Blackthorn (spineless varieties could be included),
Hornbeam or Small-Leaved Holly, all of which have ecological value and landscape interest. If
including non-UK natives, then should look at species/varieties which have ecological value and
landscape interest.

12. With regards to trees located along Landor Road the hard and soft landscaping details should
include replacement species (Tilia ‘Greenspire’, Carpinus betulus ‘Frans Fontaine and Prunus
serrulata sunset boulevard) and that the larger size standards with a tree girth of 20-25cm are used
for all the trees along Landor Road which will help provide an immediate impact for the community
and limit the loss of the removed trees as much as possible.
13. With regards to the route of all services and drainage plan, from the indicative details provided the
Mains water appears too close to Ts 94, 98 & 104 and would need to be re-routed slightly as part of
details to be submitted.
14. With regards to Green Roofs their design should increase habitat availability for various forms of
wildlife, especially birds, pollinator invertebrates and bats. The biodiverse roofs must include
aggregate mixtures of crushed brick and stone graded from 25mm to dust and be contoured from
heights of at least 5cm to 15cm, to ideally consist of some material from the sites demolition, be
allowed to colonise naturally, and the roofs must incorporate profiles and graded features which will
provide a complex structure for important species including black redstarts, other wild birds, bats and
microhabitats for as wide a variety of invertebrates as is possible. If sedum is to be used, it should be
designed as a mixed sedum species type rather than a mono-species one, which will significantly
increase its overall ecological value and maximise habitat type and diversity. Where sedum-based
green roofs are proposed, they should be of a mixed species design rather than a mono-species
type and ensure that the selection of sedum species is designed to maximise biodiversity benefit,
along with any additional landscaping or planting features which promote habitat availability for wild
invertebrates, birds and bats.
15. With regards to Bird and Bat Boxes the type and numbers of bird boxes to be included in the final
development to incorporate boxes that are suitable for nesting swifts or other similar species of birds
that need relatively high nesting features high up on buildings. Where possible, some or all of such
boxes should be integrated into the fabric of new buildings, as inserted boxes or voids rather than
being all externally mounted boxes. Likewise, where bat boxes are proposed to be installed, then
some or all of these should be integral boxes or spaces, constructed into the fabric of buildings; such
boxes are more attractive to bats and are less prone to disturbance or the effects of severe weather.
Boundary Treatment
16. With regards to the boundary treatment, you should include holes for small mammals and
hedgehogs to pass through.
Fire Statement
17. The updated Fire Statement should include consultation with London fire Brigade prior to
submission of the strategy to the Local Planning Authority.
Building Control
18. You should be aware that the sprinkler system in the residential blocks should be designed in
accordance with BS9251-2021. Further details of sprinklers will need to be submitted and approved
at building control stage.
Waste and Recycling
19. With regards to the Waste and Recycling Store details to be submitted, the stores for the town
houses should be simple screened enclosures built in brick. Waste Management Strategy
submission, details should include reference to the requiring the site management team to wheel
them to temporary holding areas for collection point on refuse collection day and in particular from
Blk4-B4 & B3 and BLk4- B1 &B2.
Guy’s and St Thomas’ NHS Foundation Trust (Pulross Centre)

20. You should where possible engage with Guy’s and St Thomas’ NHS Foundation Trust (Pulross
Centre) on the final details of the Construction and Environmental Management Plan and Waste and
Servicing Management Strategy.
Environment Agency
21. Land Contamination: The Guiding Principles for dealing with Land Contamination is available on
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks. We recommend as best
practice that all site desk study, site investigation, remediation strategies and verification reports
submitted for planning purposes are undertaken by a suitably qualified person, preferably registered
as a SILC/SQP. We recommend that for brownfield site developments – especially on sites with
higher risk previous uses – desk study reports, site investigations, remedial strategies and
verification reports are signed off under the National Land Quality Mark Scheme (NQMS).
The NQMS is a system designed by the industry-led Land Forum to ensure that land contamination
management work meets the necessary standards. It applies in particular to the presentation of
environmental information to the regulator in the form of reports setting out both factual and
interpretative information.
Under the scheme, reports are prepared in line with good practice and signed off by a suitably
qualified and experienced person registered under the NQMS who aims to ensure that:
o
o
o
o
o
o
o

The work has been planned, undertaken and written up by competent people who have
relevant experience and/or qualifications in their respective disciplines
The underlying data has been collected in line with established good practice procedures
and its collection has been subject to control via established quality management systems
The data has been processed, analysed and interpreted in line with established good
practice
and any specific advice provided by the relevant regulatory authorities or regulatory bodies
The reports set out recommendations or conclusions that are substantiated by the
underlying data and are based upon reasonable interpretations
Any limitations in the data or uncertainties in the analysis are clearly identified along with the
possible consequences of such limitations
The Environmental Permitting (England & Wales) Regulations 2016 require a permit or
exemption to be obtained for any activities which will take place:
▪ on or within 8 metres of a main river (16 metres if tidal);
▪ on or within 8 metres of a flood defence structure or culverted main river (16 metres
if tidal);
▪ on or within 16 metres of a sea defence;
▪ involving quarrying or excavation within 16 metres of any main river, flood defence
(including a remote defence) or culvert;
▪ in a floodplain more than 8 metres from the river bank, culvert or flood defence
structure (16 metres if it’s a tidal main river) and you don’t already have planning
permission.

22. Soils and Stones: The CLAIRE Definition of Waste: Development Industry Code of Practice (version
2) provides developers/operators with a framework for determining whether or not excavated
material arising from site during remediation and/or land development works can be sustainably reused under an industry agreed Code of Practice:
o excavated materials that are recovered via a treatment operation can be re-used on-site
providing they are treated to a standard such that they fit for purpose and unlikely to cause
pollution in accordance with an approved remediation strategy.
o treated materials can be transferred between sites as part of a hub and cluster project
formally agreed with the EA for a set number of development sites.

o

some naturally occurring clean material can be transferred directly between sites for agreed
re-use.

Developers should ensure that all contaminated materials are adequately characterised both
chemically and physically, and that the permitting status of any proposed on site operations are
clear. If in doubt, the Environment Agency should be contacted for advice at an early stage to avoid
any delays. The Environment Agency recommends that developers should refer to:
o the Position statement on the Definition of Waste: Development Industry Code of Practice
and;
o The Environmental regulations page on GOV.UK

Thames Water
23. Thames Water would recommend that petrol / oil interceptors be fitted in all car
parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors could
result in oil-polluted discharges entering local watercourses.
24. The proposed development is located within 15 metres of Thames Waters underground assets and
as such, the development could cause the assets to fail if appropriate measures are not taken.
Please read the guide ‘working near our assets’ to ensure your workings are in line with the
necessary processes you need to follow if you’re considering working above or near Thames Water
pipes or other
structures.https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fdevelopers.thames
water.co.uk%2FDeveloping-a-large-site%2FPlanning-your-development%2FWorking-near-ordiverting-ourpipes&amp;data=04%7C01%7CLButler%40lambeth.gov.uk%7Cb74d336da2f443783ddd08d9575de
cfb%7Cc4f22780485f4507af4a60a971d6f7fe%7C0%7C0%7C637636883176648730%7CUnknown
%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%
3D%7C1000&amp;sdata=ZBkOfb4avaPEGgJcaxBsTMlQ3kJKA%2Bf9dPOjXuU32Do%3D&amp;res
erved=0. Should you require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to Friday, 8am to 5pm)
Write to: Thames Water Developer Services, Clearwater Court, Vastern Road, Reading, Berkshire
RG1 8DB
25. The applicant is advised to read Thames Water’s guide working near or diverting our pipes.
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fdevelopers.thameswater.co.uk
%2FDeveloping-a-large-site%2FPlanning-your-development%2FWorking-near-or-diverting-ourpipes&amp;data=04%7C01%7CLButler%40lambeth.gov.uk%7Cb74d336da2f443783ddd08d9575de
cfb%7Cc4f22780485f4507af4a60a971d6f7fe%7C0%7C0%7C637636883176648730%7CUnknown
%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%
3D%7C1000&amp;sdata=ZBkOfb4avaPEGgJcaxBsTMlQ3kJKA%2Bf9dPOjXuU32Do%3D&amp;res
erved=0.
26. Where the developer proposes to discharge to a public sewer, prior approval from Thames Water
Developer Services will be required. Should you require further information please refer to our
website.
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fdevelopers.thameswater.co.uk
%2FDeveloping-a-large-site%2FApply-and-pay-for-services%2FWastewaterservices&amp;data=04%7C01%7CLButler%40lambeth.gov.uk%7Cb74d336da2f443783ddd08d9575
decfb%7Cc4f22780485f4507af4a60a971d6f7fe%7C0%7C0%7C637636883176648730%7CUnknow
n%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0

%3D%7C1000&amp;sdata=bk95z3uwsznUV2QzjDnRmK6vgpeKF1KQmcqablQUDKY%3D&amp;re
served=0.
27. There are water mains crossing or close to your development. Thames Water do NOT permit the
building over or construction within 3m of water mains. If you're planning significant works near our
mains (within 3m) we’ll need to check that your development doesn’t reduce capacity, limit repair or
maintenance activities during and after construction, or inhibit the services we provide in any other
way. The applicant is advised to read our guide working near or diverting our pipes.
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fdevelopers.thameswater.co.uk
%2FDeveloping-a-large-site%2FPlanning-your-development%2FWorking-near-or-diverting-ourpipes&amp;data=04%7C01%7CLButler%40lambeth.gov.uk%7Cb74d336da2f443783ddd08d9575de
cfb%7Cc4f22780485f4507af4a60a971d6f7fe%7C0%7C0%7C637636883176648730%7CUnknown
%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%
3D%7C1000&amp;sdata=ZBkOfb4avaPEGgJcaxBsTMlQ3kJKA%2Bf9dPOjXuU32Do%3D&amp;res
erved=0

Appendix 2: List of consultees (statutory and Other Consultees)
List Of Internal Consultations, Statutory Bodies, Local Amenity Groups and Internal departments
Consulted.
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Clapham Society
Friends Of Larkhall Park
Clapham Business Improvement District (CBID)
Brixton Society
Central Stockwell Street Residents And Tenants Association C
Friends Of Larkhall Park
Hubert, Andalus And Tasman Residents Association
Larkhall Triangle Residents Association
Pulross Area Playground Assoc
Stockwell Gardens East Tenants And Residents Association
Stockwell Partnership
Stockwell Park Residents Association
Design Out Crime Officer
Enterprise, Employment And Skills
Highway Team Lambeth
Housing Association/S106 Hsg Ext 63611
Housing Partnerships Manager
Implementation Team
CIL/S106 Team
Neighbourhood Regeneration Project Manager
Parks & Open Spaces
Conservation & Urban Design
Planning Policy
Bioregional
Waste Lambeth Planning App
Transport Lambeth
Arboricultural Officer
Arboricultural Officer
UK Power Network
Environment Agency
Greater London Authority
London Ecology Unit
L.F.C.D Authority
London Underground Infrastructure
National Air Traffic Safeguarding Office
Sewers Major Development (20+) Thames Water
TFL Road Network Development (non-referable)
Southern Gas Networks
Development Control Department Thames Water
Flooding - SUDS
Sustainability Team On Air Quality
London Ecology Unit
Development Control Enforcement Team
Ward Councillors
Acre Lane Resident's Association
Brixton Business Forum
Regeneration Team

•
•
•
•
•
•
•
•
•
•
•
•
•

Clapham Society
Brixton Business Improvement Districts
Clapham Business Improvement District (CBID)
Bedford/Acre/Hetherington Action Group
Bedford Hetherington Community Association
Brighton Terrace Tenants Association
Historic England
Natural England
Historic England - Archaeology
Transport For London Land Use Planning Team (Referable)
London Heliport
Civil Aviation Authority
Aerodrome And Air Traffic Division

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to SPGs, SPD
and other relevant guidance
London Plan 2020
GG1 Building strong and inclusive communities
GG2 Making the best use of land
GG4 Delivering the homes Londoners need
Policy D1 London’s form, character and capacity for growth
Policy D3 Optimising site capacity through the design-led approach
Policy D4 Delivering good design
Policy D5 Inclusive design
Policy D6 Housing quality and standards
Policy D7 Accessible housing
Policy D8 Public realm
Policy D11 Safety, security and resilience to emergency
Policy D12 Fire safety
Policy D14 Noise
Policy H1 Increasing housing supply
Policy H4 Delivering affordable housing
Policy H5 Threshold approach to applications
Policy H6 Affordable housing tenure
Policy H7 Monitoring of affordable housing
Policy H10 Housing size mix
Policy S2 Health and social care facilities
Policy S4 Play and informal recreation
Policy HC1 Heritage conservation and growth
Policy HC3 Strategic and Local Views
Policy HC4 London View Management Framework
Policy G1 Green infrastructure
Policy G4 Open space
Policy G5 Urban greening
Policy G6 Biodiversity and access to nature
Policy G7 Trees and woodlands
Policy SI 1 Improving air quality
Policy SI 2 Minimising greenhouse gas emissions
Policy SI 4 Managing heat risk
Policy SI 5 Water infrastructure
Policy SI 7 Reducing waste and supporting the circular economy
Policy SI 12 Flood risk management
Policy SI 13 Sustainable drainage
Policy T1 Strategic approach to transport
Policy T2 Healthy Streets
Policy T4 Assessing and mitigating transport impacts
Policy T5 Cycling
Policy T6 Car parking
Policy T6.1 Residential parking
Policy T7 Deliveries, servicing and construction
Policy DF1 Delivery of the Plan and Planning Obligations

Lambeth Local Plan 2020-2035 (2021)
Policy D2: Presumption in favour of sustainable development
Policy D3: Infrastructure
Policy D4: Planning obligations
Policy H1: Maximising housing growth
Policy H2: Delivering affordable housing
Policy H4: Housing size mix in new developments
Policy H5: Housing standards
Policy T1: Sustainable travel
Policy T2: Walking
Policy T3: Cycling
Policy T4: Public transport infrastructure
Policy T6: Parking
Policy T7: Servicing
Policy EN1: Open space, green infrastructure and biodiversity
Policy EN3: Decentralised energy
Policy EN4: Sustainable design and construction
Policy EN5: Flood risk
Policy EN6: Sustainable drainage systems and water management
Policy ED7: Town Centres
Policy S1: Safeguarding existing social infrastructure
Policy S2: New or improved social infrastructure
Policy Q1 Inclusive environments
Policy Q2 Amenity
Policy Q3 Safety, crime prevention and counter terrorism
Policy Q5 Local distinctiveness
Policy Q6 Urban design: public realm
Policy Q7 Urban design: new development
Policy Q8 Design quality: construction detailing
Policy Q9 Landscaping
Policy Q10 Trees
Policy Q11 Building alterations and extensions
Policy Q12 Refuse and recycling
Policy Q13 Cycle storage
Policy Q15 Boundary treatments
Policy Q20 Statutory listed buildings
Policy Q21 Registered parks and gardens
Policy Q22 Conservation areas
Policy Q23 Non-designated heritage assets: local heritage list
Policy Q26: Statutory listed buildings
Supplementary Planning Documents (SPDs) & Other Relevant Documents:
London Plan Supplementary Planning Guidance (SPG)
Housing (March 2018)
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)
London View Management Framework (March 2012)
Planning for Equality and Diversity in London (October 2007)
Play and Informal Recreation (September 2012)
Consultation Draft Good Quality Homes for all Londoners (October 2020)

Consultation Draft Circular Economy Statements (October 2020)
Consultation Draft Whole-life Carbon Assessments (October 2020)
Consultation Draft ‘Be Seen’ Monitoring Guidance (October 2020)

Lambeth Supplementary Planning Documents (SPDs)
Employment and Skills SPD (2018)
Draft Design Code SPD (2020)
Air Quality Planning Guidance Notes
Refuse & Recycling Storage Design Guide
Waste and Recycling Storage and Collection Requirements - Technical Specification for Architects and
Developers

Appendix 4: Other relevant Plans and Photos
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