Address:

8 Mitcham Lane London SW16 6NN

Application Number: 18/01093/FUL

Case Officer: Gareth Ball

Ward: St Leonards

Date Received: 08/03/2018

Proposal: Redevelopment of site involving the demolition of existing buildings with part retention of
annexe and the erection of a 4 storey building (plus basement) containing an Islamic Cultural Centre
for religious, educational, community and leisure use, (including a gym, nursery, conference facilities,
retail and cafe unit) and 3 no. parking spaces.
DEPARTURE FROM THE DEVELOPMENT PLAN (POLICY H3 OF THE LAMBETH LOCAL PLAN
2021)
Applicant: South London Islamic Centre

Agent: Atelier U W A Architects

RECOMMENDATION
1.

Resolve to grant conditional planning permission subject to the completion of an
agreement under Section 106 of the Town and Country Planning Act 1990 (as
amended) containing the planning obligations listed in this report.

2.

Agree to delegate authority to the 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 designations:
Conservation Area - CA54 : Streatham High Rd Streatham Hill Conservation Area
Smoke Control Area
Transport for London Road Network
Archaeological Priority Areas
LAND USE DETAILS
Site area (ha):
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EXECUTIVE SUMMARY
i.

The application site (‘the Site’) is located on the west side of Mitcham Lane, within the Streatham High
Road and Streatham Hill Conservation Area. The Site contains a mix of a poor-quality single storey
building and a four-storey building which was previously in use as the Streatham Fire Station. The fire
station was partially demolished following bomb damage during the war. Officers have undertaken an
assessment as to whether the old fire station would meet the council’s criteria to be included on Lambeth’s
local heritage list, concluding that the building would meet multiple criteria and should therefore be
considered as a non-designated heritage asset within the assessment. The existing buildings currently
comprise the South London Islamic Centre, a mosque comprising prayer halls, washing/preparation areas
and ancillary office space. The existing facilities are inadequate for the worshipers, resulting in prayer
taking place in corridors and outdoor spaces during peak time (Jumu’ah – Friday midday prayer). The
Site is located near several heritage assets, principally the grade II* listed Church of the English Martyrs
and the locally listed Manor Arms public house.

ii.

The Site also contains six self-contained residential dwellings, which are not being re-provided within the
current proposal. The Applicant has advised that these are used solely as ancillary accommodation for
Imams or guests of the mosque; however, in the absence of any evidence to demonstrate this, the
application has been considered a departure to the development plan due to a net loss of housing.
Officers have weighed the material considerations (which are the public benefits of the proposed Islamic
Cultural Centre), giving considerable weight to the improvement of the worshipping facilities over the
existing building and the opening of the centre to the wider community, and these are considered to justify
the departure from policy.

iii.

The application seeks the redevelopment of the existing mosque and would replace the existing poorquality facilities with a modern and high-quality place of worship and community facility. The building
would allow for public worship in comfort, rather than in cramped or outdoor areas, and contain facilities
which are often seen in association with mosques, including ablution and funeral preparation areas,
administration offices, a nursery providing creche facilities to mosque attendees, education facilities and
assembly halls. The building would also provide additional facilities on the Site as part of the Cultural
Centre – a proposed sports hall, gym, bookshop, café/restaurant and two hireable conference halls would
be accessible by all members of the community. This will be secured through a Community Management
Plan.

iv.

The building utilises a red sandstone and red brick material finish, which is a harmonious match to
surrounding buildings and reflects the use of stone for other places of worship in the locality. The design
would maintain the existing building line on Mitcham Lane and would break up the massing with multiple
projecting elements, glazing and decorative fritting. The design is a positive response to the Site’s context
and a high quality of design finish would be ensure by recommended planning conditions. The proposed
building is not considered to result in any harm to the conservation area; however, the demolition of the
old Streatham Fire Station is considered to result in a low level of less than substantial harm to the CA.
Officers consider the heritage harm to be outweighed by the substantial public benefits of the application.

v.

The development would not have an unacceptable impact on the residential amenity of any surrounding
properties. While the design does increase massing on the Site, this has been carefully developed in
consultation with planning officers to steer this away from sensitive locations. There would be no
unacceptable impact on the loss of daylight and sunlight (to properties nor to external amenity spaces),
privacy, outlook, visual amenity or noise.

vi.

Following the recent Controlled Parking Zone (CPZ) established in the local area, the proposal would not
have an unacceptable impact on local parking stress. The improved facilities would also slow the rate of
prayer attendees exiting onto Mitcham Lane during peak attendance times. The proposal would
encourage sustainable travel through on-site facilities and the implementation of the submitted Travel
Plan. The development would also be secured as business car parking permit free, secured by the S106
legal agreement.

vii.

The proposed development would provide employment and skills benefits through local training (secured
within an Employment and Skills Plan) and a financial contribution of £86,389. The building would be
secured as net zero carbon and would incorporate a substantial green roof and photovoltaic panels to
utilise sustainable energy generation. The proposal is also considered to be acceptable in terms of its,
flood risk mitigation, waste storage provision and site security.

viii.

In summary, the proposed development has been assessed against the Development Plan and all other
material considerations, including national planning policy. The planning application justifies the departure
to policy and the public benefits outweigh the less than substantial harm identified to the Streatham High
Road and Streatham Hill Conservation Area having given that harm considerable weight and importance
in the planning balance. Officers consider that subject to appropriate conditions and obligations secured
through a S106 legal agreement, the planning application should be approved.

OFFICER’S REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with the Committee’s terms of reference as it relates to the provision of a building or
buildings where the floor space to be created including changes of use, by the development is
1,000 square metres or more.

1

THE APPLICATION SITE

1.1

The Site

1.1.1

The application site (‘the Site’) is a 0.128ha plot of land, located on the west side of Mitcham Lane. The
Site contains multiple separate buildings ranging between one and four storeys. The buildings are
currently in use as the South London Islamic Centre (SLIC) –a mosque (F1(f) Use Class), comprising
prayer halls, washing/ preparation areas and ancillary office space. The Site also contains six selfcontained residential units, comprising two two-storey cottages and four flats located within the four-storey
building.

1.1.2

The Site is located within the Streatham High Road and Streatham Hill Conservation Area (SHRSH CA).
The dominant building on the Site is the remaining part of the Streatham Fire Station, a four storey the
red brick building with Portland stone dressings. The building is not locally or statutorily listed. The building
was the victim of bomb damage during the Second World War and only half of the original building
remains. There have been numerous additions and alterations to the building since. The building has not
been in use as a fire station for decades and has been used as the South London Islamic Centre (a
mosque providing public worshipping facilities) since 1977. In addition to the existing use as a mosque,
the building also has some other uses which are considered to be ancillary to the mosque use, comprising
a kitchen, ablution and funeral preparation areas, a library, meeting halls and storage space. The building
presents two largely blank elevations to viewers on Mitcham Lane. The other buildings on the Site are
single storey and of a mixed design and poor architectural quality. Photos of the existing Site are provided
in Figure 2 and Appendix 4.

1.1.3

The main access to the Site is provided through a dropped kerb off Mitcham Lane, which facilitates both
vehicular and pedestrian access. Mitcham Lane is a Red Route and part of the Transport for London (TfL)
Road Network (TLRN).

1.1.4

The Site has a Public Transport Accessibility Level (PTAL) score of 6a, which is considered ‘excellent’ on
a scale of 0-6 and therefore benefits from excellent public transport connections. There is currently no
Controlled Parking Zone (CPZ) operating in respect of the Site; however, CPZs covering the ‘St Leonards
and Streatham Vale West’ area have recently been approved (this is discussed in more detail within
Section 7.6.5 of this report). The nearest bus stops are located directly opposite the mosque
(southbound) and 30m to the west (northbound). Multiple additional bus routes are available on Streatham
High Road. Streatham station, served by Southern and Thameslink services, is a five-minute walk from
the Site.

Figure 1 Aerial view of the Site

Figure 2 Site views from the south (L) and north (R)

1.2

Condition of the Existing Worshipping Facilities

1.2.1

The Applicant has stated that the existing mosque is unfit for purpose – the facilities are undersized and
in a poor state of repair. Figure 3 demonstrates the existing ground floor uses within the building. The
mosque also has insufficient prayer space, especially at peak capacity (at Friday midday prayers, known
as Jumu’ah). This results in worshippers needing to pray in circulation space, corridors and in outdoor
courtyard areas (as demonstrated in the blue sections of the below plan). The ad-hoc layout and poor
interconnectivity of the existing extension buildings does not provide a single facility on-site and the
resulting spatial constraints means that the women’s prayer rooms must be located in a separate building
to the men’s prayer facilities.

1.2.2

The existing building has limited circulation space and lacks facilities which would encourage worshippers
to engage with other activities within the building following prayer times. This results in a massed group
of people leaving the building simultaneously, which can result in crowding on Mitcham Lane.

KEY
RED – prayer space
BLUE – improvised prayer space
GREEN – residential floorspace
Yellow – ancillary uses

Figure 3 Existing ground floor and uses (other floors are available in Appendix 5)

2

THE SURROUNDING AREA

2.1

The surrounding area predominantly consists of 2-3 storey mixed use buildings, with commercial uses on
the ground floor. The eastern side of Mitcham Lane contains two-storey commercial buildings and the
public open space of Streatham Green directly to the east of the Site. The grade II* listed Church of the
English Martyrs’ is located to the north of the Site. There is another religious building c. 80m to the north
of the Site – the grade II listed St Leonard’s Church.

2.1.1

The Site is located just outside of the Streatham Major Town Centre boundary.

Figure 4 Application Site within context

3

PROPOSAL

3.1

Full planning permission is sought for the demolition of all existing buildings, including the remaining part
of the Streatham Fire Station, and the erection of a four-storey building within the central part of the Site
to provide an Islamic Cultural Centre which does not fall within a singular use class and is therefore a sui
generis development. There would be an increase of c. 2462sqm floorspace (measured by Gross Internal
Area) when comparing the proposed facilities with the existing mosque (excluding the existing residential
floorspace).

3.2

In addition to the improved worshipping facilities, the building would also contain several other uses. A
brief description of each element is provided below. The basement and ground floors are accessible by
the wider community unless otherwise indicated. The first floor upwards are accessible by mosque
attendees only.
Basement Level
• Sports hall (space for activities run by the Cultural Centre)
• Gym areas (these would be run by the Cultural Centre rather than an independent company and
there would likely be a small fee for use)
• Cycle parking
•
•

Access for mosque attendees only:
Funeral preparation areas (to allow for funerals in association with the mosque facilities)
Ablution facilities (washing facilities for use prior to prayer)

Ground Floor
•
•

Conference/ meeting halls (events spaces which can be hired for use)
Café/restaurant (located within the Cultural Centre but accessible to the community within the

•

publicly accessible ground floor)
Bookshop (selling a selection of religious texts and accessible to the community within the
publicly accessible ground floor)

•

Access for mosque attendees only:
Nursery (providing creche facilities to people attending the mosque element – this will not operate
an independent nursery which can be accessed by the wider community)

First, Second, Third Floors
• Ablution facilities (washing facilities for use prior to prayer)
• Administration offices (for use by staff of the centre)
• Education facilities (providing afterschool and weekend classes for children – this will not
operate as an independent school which can be accessed by the wider community)
• Women’s Training Area (for use by staff of the centre, or by community programmes in relation
to the mosque element)
• Counselling Room (sessions run by qualified staff for members of the mosque)
• Conference/ Assembly/ Multi-purpose Halls (used for talks, conferences or lectures in
association with the mosque element)
• IT Room (IT facilities for the running of the Centre)
3.3

A full list of the uses within the building and the level of access which is permitted to the wider community
are provided in Table 2 of this report.

3.4

While the proposal results in a considerable increase in floorspace, the Applicant states that the
development proposals are not intended to increase worshipper numbers at the peak time of Friday
Jumu’ah prayers. The redevelopment would instead provide more suitable internal space, comfort and
facilities to the same number of existing worshippers.

3.5

The development would include two parking spaces located within the front courtyard, which would be
secured for accessible parking only. The parking and servicing of the development would be accessed
via the retained dropped kerb crossing off Mitcham Lane.

Figure 5 Proposed front elevation

3.6

The building would be four storeys in height, with the top storey set back and finished in a different material
(copper cladding) to break up the massing and deliver a more lightweight appearance at the building’s
height. The ground floor would maximise active frontage, with fritted glass to windows and the centralised
pedestrian access doors. Floors two and three are combined visually – a central fritted glass element is
flanked by two projecting elements which would be finished in red sandstone with louvred glazing on the
front elevations.

3.7

A three storey element steps down to the lower height of No. 10 Mitcham Lane. This element is set back
from the main building and is finished in different materials, to separate it from the main massing.

Figure 6 Proposed ground floor plan

3.8

The ground floor and basement of the building would be accessible to all members of the wider

community, secured through a Community Management Plan. Facilities on these floors (as displayed in
Figure 6) such as the conference rooms can be booked for use, and the café and bookshop will also be
open to drop-in visits. The basement would contain cycle parking (with lift access), gym areas and a sports
hall which can all be used by the wider community. There would also be a funeral preparation area.
3.9

The main central staircase provides the main access to upper floors, which are accessible to mosque
attendees only. The first floor (all plans are provided in Appendix 5) contains the main and secondary
men’s prayer rooms, as well as admin facilities, a women’s teaching area and ablution facilities for
washing pre-prayer. The second floor contains the main women’s prayer hall and a conference hall. The
third floor comprises two assembly halls and multiple classrooms. The classrooms would operate after
school and on weekends, largely providing religious education to children in attendance of the mosque.
Level access to all floors would be provided by a lift shaft.

3.10

The proposal was advertised as a departure to Lambeth Local Plan 2020-2035 (2021) (LLP) Policy H3
(Safeguarding existing housing), as there would be a loss of six dwellings on the Site, with no replacement
housing proposed. The Applicant has stated that these units are ancillary to the mosque and are used by
visiting imams or others associated with the mosque only; however, officers do not have sufficient
evidence to demonstrate the existing residential dwellings on the Site are not self-contained residential
accommodation, separate from the mosque use. The application was therefore advertised the application
as a departure to Policy H3 due to the proposed net loss of six residential dwellings.

3.10.1 The application was originally received March 2018 but was put on hold whilst:
•
•
•

Amendments were sought to the detailed design
A decision was made to introduce a Controlled Parking Zone (CPZ) in the area to manage the
car parking impacts associated with the development,
Other matters and documentation were required to satisfy other planning policy considerations.

4

RELEVANT PLANNING HISTORY

4.1

The early planning history of the Site was as follows:
90/00877/PLANAP - Application Permitted - Decision date: 11.11.1991
Erection of a 2 storey building for religious educational and community use, in association with the South
London Islamic Centre. (Regd. plan Nos.27528/90/ 0877. Applicant's plan Nos. one unnumbered plan).
94/03217/PLANAP - Application Permitted - Decision date: 03.08.1994
The excavation of a basement area to be used for storage purposes in connection with the erection of a
2 storey building above for religious, educational and community use in association with the South
London Islamic Centre as approved on the 11 November 1991. (Regd plan Nos. 27528/94/3217).
Applicants plan Nos.C.I./102+1 unnumbered. L418/16). 0/A1 and letter dated 13/10/94). OVER). d by
letter dated 07 June 1994 and plan No.2893/06 as amended by letters dated 02 June and 07 June 1994).
) (partially amended by /32A),/33 and /41/ (partially amended by 41A), /SK10 and one unnumbered
location plan, plus lighting specification. /04B, 701/10, 777/01A, 02B, 03A, 04B plus 3 sheets of
unnumbered photographs.) + letters dated 6/2/95 & the 8/2/95. n red) & 101F). /28.) 4). +89A,
Applicant's plan nos 89034/66,67A,68,69,70,71,226,227,228+2299). 6,227,228+229).
96/03045/PLANAP - Application Permitted - Decision date: 06.08.1996
Erection of two storey and basement building for religious, educational and community use in association
with the South London Islamic Centre. (Regd. plan Nos. 27528/96/3045 Rev.A. Applicant's plan Nos.ACE
286/01A. 02D, 03A, 04A, 05).

4.2

In more recent years, there have been a number of applications for a new Islamic Cultural Centre on the
Site which have been withdrawn, most recently in 2014. A further such application made in 2017 was

returned as invalid and not determined by the Council.
5

CONSULTATIONS

5.1

Statutory and External Consultees

5.1.1

Heritage England
Historic England objects to the proposed demolition of the fire station building and the proposed massing
and materiality of the replacement building. In our opinion, the scheme as a whole would fail to preserve
the character of the Streatham High Road and Streatham Hill Conservation Area.
The building is a characterful addition to the Conservation Area and is rightly identified as a positive
contributor building and should be considered as a non-designated heritage asset.
We do not have any in-principle objection to some redevelopment of the site. However, we believe that a
better balance can be achieved, that delivers the needs of the community, whilst retaining the most
important parts of the existing building. We would welcome the opportunity to explore this with your council
and the applicant.

5.1.2

London Fire Commissioner
No comment

5.1.3

Metropolitan Police – Design Out Crime
All considerations will be encompassed and mitigated in a Secured by Design (SBD) consultation using
police approved measures and principles, to that end I would advise that conditions are placed on this
development as follows:
Proposed planning conditions
• The development must achieve a SBD certification (Condition 34)
• Implementation of SBD measures (Condition 34)

5.1.4

Metropolitan Police – Counter Terrorism Security Adviser
Comments redacted from this report.
No objections, subject to a Security Management Risk Assessment (Condition 11)

5.1.5

Thames Water
No response

5.1.6

Transport for London (TfL)
TfL requests additional information to address the following points prior to being supportive of the
application:
•

A contribution should be secured towards local highways and public realm improvements,
pavement widening adjacent to the bus stop opposite the Site.
Officers’ Comments: TfL have stated that they are not confident that the works could be
implemented, due to the constraints of the area and therefore are not able to provide a detailed
costing of works. Officers also do not consider the works necessary to make the development

acceptable in planning terms, noting the width of the pavement surrounding the bus stop.
Officers therefore conclude that a contribution would not meet the relevant tests in securing a
planning obligation and have discussed this with TfL officers. No contribution is therefore being
sought.
•

It is requested that all deliveries are scheduled outside the network peak hours of 08:00-10:00
and 16:00-18:00 to avoid unnecessary congestion, minimise any disruption to local bus
services and reduce any impact on public safety.
Officers’ Comments: The Applicant acknowledges this in the submitted Delivery and Servicing
Management Plan. A strategy for scheduling deliveries outside of peak hours will be secured
within the detailed Delivery and Servicing Plan which is secured by Condition 32.

•

TfL encourages operators to be required to be members of the Fleet Operators Recognition
Scheme (FORS).
Officers’ Comments: These requirements will be secured through the full Travel Plan
(Condition 24)

•

The Delivery and Servicing Plan should be secured by condition.
Officers’ Comments: This is secured by Condition 32.

•

At least 5% of the cycle parking spaces should be for larger and adapted cycles in line with
Chapter 8 of the LCDS.
Officers’ Comments: Details of this will be secured by Condition 13.

5.2

Internal Consultees

5.2.1

Bioregional (Sustainability Consultant)
The proposal is acceptable from a sustainability, energy and carbon dioxide emission standpoint, subject to
recommended conditions as follows:
Proposed planning conditions
• Evidence of capability to connect to a future planned decentralised network (Condition 42)
• Building achieves BREEAM Excellent (including reviews) (Conditions 12 & 30)
• Overheating analysis in compliance with CIBSE TM52 (Condition 15)
• Green roof details (Condition 21)
• Energy strategy demonstrating 35 per cent reduction in on-site carbon emissions (Conditions
10)

5.2.2

Building Control
No objections to proposal in relation to the basement development or fire strategy.
The inclusion of a dry riser should be explored should be easily achievable without impact on the external
appearance if needed. This would be picked up and identified as part of any subsequent Building
Regulations application to the Building Control Body in due course whether LABC member or an
appointed Approved Inspector following a full and comprehensive review of the final design details.

5.2.3

Conservation and Design
The proposed design is appropriate to the Site and is supported.
The remaining part of the old Streatham Fire Station is considered to be a positive contributor to the
Streatham High Road and Streatham Hill Conservation Area. The demolition of this building results in a

low level of ‘less than substantial’ harm to the character and appearance of the conservation area. A
decision must therefore be made on whether the public benefits of the proposal outweigh the harm
identified.
If the proposal is supported, the following planning conditions should be imposed on the consent:
Proposed planning conditions
• Detailed photographic record of the Edwardian buildings (Condition 41)
• Sample panel of external materials to be presented on-site (Condition 9)
• The first 2m in height on Mitcham Lane shall be treated with a graffiti resistant finish (Condition
27)
• Detailed construction drawings at 1:10 scale (Condition 9)
5.2.4

Flood Risk
There are no objections to the principle of the proposed basements or the impact of the proposal on flood
risk, subject to the following conditions:
Proposed planning conditions
• Submission of a drainage strategy (Condition 8)
• Maintenance plan for surface water management system (Condition 22)

5.2.5

Planning Policy
The intensification of the use is acceptable in principle.
If the residential accommodation is not considered ancillary, then the decision must be made on the
planning balance.

5.2.6

RSS (environmental health contractor)
No objections, subject to the following:
Proposed planning conditions
• Ground contamination investigation (Condition 4)
• Basement hydrological risk assessment (Condition 3)
• Method of Construction Statement (Condition 6)
• Extract and maintenance details (Conditions 28 and 29)
• Plant noise assessment (Condition 18)
• Noise control (Condition 38)
• Management Plan (Condition 16)
• Delivery and Servicing Plan (Condition 32)
• Scheme of external lighting (Condition 26)

5.2.7

Serco (waste contractor)
No objections.

5.2.8

Transport
There are no objections, subject to the following requirements:
Proposed Section 106 obligations
• Development secured as business car parking permit free

•

£3,800 Travel Plan monitoring contribution

Proposed planning conditions
• Details of refuse and recycling (Condition 36)
• Details of cycle parking spaces, including short stay spaces (Condition 13)
• Delivery and Servicing Plan (Condition 32)
• Method of Construction Statement (Condition 6)
• Visitor Management Plan (Condition 16)
• Travel Plan (Condition 24)
.
5.3

Amenity and Residents Groups

5.3.1

Historic Buildings and Places
Historic Buildings and Places are not a statutory consultee on the application but submitted a
representation on 2 December 2021 objecting to the proposal. The material planning considerations within
the representation are summarised below.
•

No evidence has been provided that the building is not currently in a viable use, or that it cannot
be incorporated into the new education facility proposed on the Site.
Officers’ Comments: A discussion on the retention of the existing building is provided in
Paragraphs 7.2.1.1 of this report. Officers have considered the proposed use within this report.

•

The SHRSH CA Statement recognises the old Streatham Fire Station is a very good example
of an Edwardian fire station and makes an interesting contribution to the street. The complete
loss of this heritage asset is highly concerning and development on the Site should retain the
fire station while replacing the other buildings on the Site.
Officers’ Comments: Officers have conducted an assessment concluding that the building
should be considered as a non-designated heritage asset (NDHA)in the assessment within this
report. The loss of the old fire station is considered to result in the total loss of the NDHA and
a low degree of less than substantial harm, which is then considered to be justified by the public
benefits of the proposal.

•

We disagree with the submitted Heritage Statement’s claim that the “significance of the original
Fire station is largely denuded by the absence of its other half”.
Officers’ Comments: This is addressed within Paragraphs 7.3.4.4 – 7.3.4.19 of this report.

5.3.2

The Victorian Society
The Victorian Society are not a statutory consultee on the application but submitted a representation on
29 November 2021 objecting to the proposal. The material planning considerations within the
representation are summarised below.
•

In principle the Society can accept the redevelopment of parts of the Site and the improvement
this will bring to the existing Islamic Centre, and the contribution it brings to the local community.
Officers’ Comments: Noted

•

The SHRSH CA Statement recognises the old Streatham Fire Station is a very good example
of an Edwardian fire station and makes an interesting contribution to the street. The complete
loss of this heritage asset is highly concerning and development on the Site should retain the
fire station while replacing the other buildings on the Site.
Officers’ Comments: Officers have conducted an assessment in Paragraphs 7.3.4.4 – 7.3.4.19

of this report and considered the heritage harm within the Planning Balance and Conclusion
Section.
•

The demolition of the historic building would result in an associated loss of embodied carbon.
The proposal should seek to preserve the historic fabric.
Officers’ Comments: The demolition of the building is considered to be acceptable in order to
achieve a comprehensive redevelopment on the Site. Condition 7 would secure details
regarding the recycling and reuse of waste, in line with London Plan Policy SI 7.

•

We disagree with the submitted Heritage Statement’s claim that the “significance of the original
Fire station is largely denuded by the absence of its other half”.
Officers’ Comments: This is addressed within Paragraphs 7.3.4.4 – 7.3.4.19 of this report.

5.4

Adjoining Owners/Occupiers

5.4.1

Public consultation was undertaken accordance with statutory and Council requirements when the
application was first submitted in 2018. The first consultation period received 538 responses, comprising
413 supporting comments, 118 objections and seven comments neither objecting or supporting.

5.4.2

A full re-consultation was undertaken in 2021. Notification letters were sent to adjoining properties and a
press notice was published on 5 November 2021; site notices were posted adjacent to the Site on 18
November 2021. The 2021 formal public consultation period ended on 09/12/2021. An additional 241
comments were received, comprising 221 supporting comments and 20 objections to the application.

5.4.3

Comments from the entire lifetime of the application have been taken into consideration. As of 02/03/2021,
783 responses were received, comprising 638 supporting comments, 138 objections and seven
comments neither objecting or supporting. These are summarised and responded to below.

OBJECTING COMMENTS
Summary of Objections

Officer Response

Procedure
The Applicant is attempting to ‘game’ the planning process
by submitting multiple similar applications over a period of
years. One approval will negate the previous multiple
refusals.

I have not seen site notices placed. This is a requirement
for the Site.
These plans have been submitted and resubmitted already
several times without local residents concerns seemly
being addressed.

Every application must be considered on its
own merits. There is nothing in principle that
prevents an applicant submitting a number of
applications over a period of time. Previous
applications for the redevelopment of the
Site were withdrawn or the application
declared invalid, and not refused.
Three site notices were placed adjacent to
the building on 18/11/2021.
The Council has carried out public
consultation
in
line
with
statutory
requirements in both 2018 and November
2021.

Land Use
All the proposed facilities are already available on

The land uses within the proposal have been

Streatham High Road. Libraries, cafes and gyms are all
within a few minutes’ walk and serve the community as a
whole, rather than a very small segment. The facilities will
also reduce support for other local businesses.

An illegal Islamic private school was recently shut down by
Ofsted in close proximity to the mosque. The proposed
school within the mosque is completely inappropriate.

There has been a recent Ofsted registration for a nursery
across the road. A nursery on the Site would not be justified
as there is plentiful provision in the local area.

assessed against relevant policy where
required and have been found to be
acceptable
by
officers.
A
detailed
assessment is provided within the Land Use
and Principle of Development Section of
this report.
The school which this comment refers to is
not located within the Site and the Applicant
has clarified that it is not related to their
building. The school which is referred to does
not impact the current proposal and is not a
material planning consideration within the
current assessment.
The facilities would be only for worshippers
at the Islamic Cultural Centre, providing
afterschool and weekend learning. The
proposal does not seek a standalone use as
a nursery and would therefore would not
result in an overconcentration of nurseries
within the local area. The proposal would not
comprise any nearby nursery.

Design and Heritage Conservation
The existing old fire station building is grade II* listed. This
building should be maintained, and it would not be possible
to build a four-storey development on the remainder of the
Site.

The existing building is historic, located within a
conservation area and should therefore be preserved.

This proposed building is bulky, ugly and inappropriate
architecturally. It would not be in keeping with the
surrounding area. The proposal fails to comply with Policies
Q4, Q5 and Q7 of the Lambeth Local Plan.

The old Streatham Fire Station is neither
statutorily nor locally listed; however, officers
have concluded that the building would meet
the criteria to be included on the council’s
local heritage list and should therefore be
considered as a non-designated heritage
asset within the current assessment.
Officers have identified less than substantial
harm to the conservation area due to the loss
of the existing building and note the total loss
of the old fire station, which is being
considered as a NDHA in this assessment.
The public benefits of the proposal are
considered to outweigh this harm, as
discussed in the Planning Balance and
Conclusion Section of this report.
The proposal is considered to be of a good
design quality and appropriate to the Site.
See Section 7.2 of this report.

Residential Amenity
The proposed development will have a negative impact in
terms of noise and disturbance to local residents,
including noise by crowds exiting the venue.

The proposal would not result in any
unacceptable
disturbance
to
nearby
properties.
See Section 7.5.5 of this report.

The proposed development will have a negative impact
on levels of daylight at neighbouring residents.

The proposal would not result in any
unacceptable impact on levels of daylight
and sunlight to nearby properties.
See Section 7.5.2 of this report.

The proposal will negatively impact on the privacy of
existing residential properties.

The proposal would not result in any
unacceptable impact on levels of privacy at
nearby properties.
See Section 7.5.4 of this report.

Transport and Accessibility
I do not see any people attending this building by bicycle.

Cycle storage is being significantly improved,
which will encourage use. The Travel Plan
requires the Islamic Cultural Centre to
promote sustainable travel measures.

The presence of a nursery on the Site means that children
will be present and unsafe crossing the adjacent road.

The facilities are intended as a creche for
users of the building’s facilities, not an
independent nursery. The Site is located in
close proximity to an existing formal
crossing, which allows for safe crossing of
the road. The Applicant has provided
historical road incident data, which shows
that there are few accidents in the location,
and the proposed facilities within the Cultural
Centre are not considered to create any road
safety problems.

The proposed car parking provision will be insufficient for
the attendees of the mosque.

The Site has an excellent Public Transport
Accessibility Level (PTAL) and the London
Plan therefore states that no standard
parking spaces should be permitted. The
development will encourage sustainable
transport methods.

When Lambeth has previously monitored parking in the
area, this was done in the early hours of the morning and
does not present an accurate representation of parking at
peak times.

In addition to the surveys taken in early
morning hours, car parking monitoring was
also conducted at key times, including the
peak attendee numbers at Friday prayers.

There would be increased stress on public transport.

The Site is located within an area of
‘excellent’ Public Transport Accessibility
Level and the number of attendees would not
result in unacceptable stress on local public
transport connections.
See Section 7.6 of this report.

Although SLIC is suggesting that the size of the
congregation will not increase, I find this hard to believe

The application acknowledges that visitor
numbers would increase during off-peak

given the additional facilities including conference halls, a
nursery and a gym. This is more of a village than a
community centre and the area cannot accommodate this
influx in people.

periods due to the use of ancillary facilities.
The worst-case scenario has been assumed
within this assessment.

There is reduced overall space for the congregation
queuing and spill out pre and post prayer, the external
covered area currently allows for this, with a reduction in
internal waiting space, and increase numbers the streets
around the centre will be dangerously congested.

The public footpath immediately outside the
building would be widened and the external
area would be retained. The proposal would
also increase internal space, providing
worshippers with a space to socialise or use
other facilities within the building, thereby
spacing out the flow of pedestrians exiting
the building after prayers.
See Section 7.6.6 of this report.

I often see attendees parking on roads and restricting the
flow of traffic, emergency vehicles and pedestrians. The
increase in capacity at the mosque will see more people
parking on the roads, reducing the flow of traffic further and
restricting flow of emergency vehicles and pedestrians.

The Site and surrounding area is subject to
the ‘St Leonards and Streatham Vale West’
Controlled Parking Zone, which will restrict
attendees form parking in close proximity to
the Islamic Cultural Centre. This is discussed
in Section 7.6 of this report. An image of the
CPZ is provided in Appendix 6 of this report.

Sustainability
Knocking down the existing building would not be
sustainable due to the embodied carbon.

The development is not referable to the
Mayor and is therefore not required to submit
a ‘Whole Life-Cycle Carbon Assessment’
under LP Policy SI2. Condition 7 requires
details on the re-use and recycling of
demolition materials, targeting only 5 per
cent going to landfills.

Air Quality
The use would intensify the number of trips to the Mosque
which would result in additional pollution. The area is one
of the most congested and polluted in London. The
proposal would encourage increased exposure for families
and children visiting the mosque.

Condition 14 requires the development to
be air quality neutral. The proposal would be
a modern building, required to comply with
up-to-date building regulations. The building
would be a significant improvement in
avoiding poor quality air in comparison to the
exiting building.

Construction
I am concerned about increased congestion, disruption,
loss of amenity, noise and loss of existing business in this
central location during a prolonged construction period

Condition 6 will secure a Demolition and
Construction Management Plan, which will
minimise construction disruption. Condition
5 will secure an Air Quality and Dust
Management Plan (including construction
stage). Noise resulting from the construction
period is not a planning consideration and
the construction is not considered to have

any significant impact on loss of business.
The proposed demolition of the centre will have large
machinery and lorries travelling on the roads around the
area looking to park and unload, where will this take place?
There is quite enough traffic chaos in the immediate and
surrounding area as it is.

Loading/unloading will take place within the
Site and when necessary, on the loading bay
on the opposite side of Mitcham Lane.
Condition 6 will secure a Demolition and
Construction Management Plan, which will
minimise disruption.

Other
The existing use of the building results in litter outside the
building, on Streatham Green and on Fernwood Avenue.

Details on litter prevention will be secured
through a Venue Management Plan
(Condition 16) which will provide detail on
management of this.

SUPPORTING COMMENTS

Land Use
The existing building is not fit for purpose, with very poor conditions for worshippers. The proposed facilities
would be much more modern and would improve conditions, including removing the need for worshippers
to gather in the external courtyard within winter conditions.
The communal facilities, such as the nursery which will be available to all, are encouraging and will benefit
local residents. This venue would meet the increasing demand for a new open resource for public meetings
and community activities in the very centre of Streatham.
The building doesn't just provide praying facilities. It has supported activities to enhance women's mental
and physical health and provide children’s activities. It currently runs a food bank and assists local charities
in supporting the local community. It's important that the disjointed buildings are replaced with a safer,
greener and modernised structure to support the facilities provided.
During Friday prayer we have two prayer times because it is not possible to accommodate everyone.
People wait outside the mosque which causes inconvenience for people who use the footpath. The prayer
just gets longer. Therefore, a larger mosque will accommodate more people and avoid this impact.

Design and Conservation
The proposal would replace the existing unsightly buildings. The removal of the existing buildings would
improve the visual appearance of the area as the buildings are in significant disrepair and useful for the
community.
The building will improve the character of the Mitcham Lane area.

Residential Amenity
The mosque ensures the noise levels are kept down and the members behave in a polite and respectful
manner towards the local environment and the neighbours.

Accessibility and Transport
The majority of existing attendees either walk or use public transport. Given the new parking restrictions,
the proposal would have no effect on local traffic.
The Site has excellent local transport links.
The vast majority of attendees are locals and do not drive to the Site.

Crime Prevention and Public Safety
The proposed building would overlook an area of public open space, increasing natural surveillance of the
area and would deter anti-social behaviour.

Employment
The building requires urgent renovation and the extra facilities that will be built will create jobs for the local
community.

Other
The proposal will benefit elderly persons in the area.
The proposed centre would be beneficial to Muslim and non-Muslim residents.
The building will increase local tourism to the area.
The existing building is currently unsafe in its use, due to the amount of people inside.
Table 1 Summary of representations

6

POLICIES

6.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning decisions to be made
in accordance with the development plan unless material considerations indicate otherwise. The
development plan in Lambeth is the London Plan (2021) (hereon referred to as the LP) and the Lambeth
Local Plan 2020-2035 (September 2021) (hereon referred to as the LLP). Section 70(2) of the Town and
Country Planning Act 1990 requires the decision maker to have regard to the provisions of the
development plan so far as material to the application; any local finance considerations, so far as material
to the application; and any other material considerations.

6.2

This application is subject to the heritage statutory provisions as set out in the agenda pack and heritage
analysis section of the report.
National Planning Policy

6.3

The National Planning Policy Framework (2021) 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.
Summary

6.4

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

7

ASSESSMENT

7.1

Land Use and Principle of Development

7.1.1

The proposed development would replace the existing mosque with a new building, with a wider range of
facilities (see Section 3 of this report for full details). Some of these facilities would be available for use
by the wider community, these being at the ground and basement of the building. The worshipping areas
in the proposed building would be located in the upper floors.

7.1.2

Several of the proposed uses are not usual ancillary uses to a place of public worship and are not
considered to fall within the F1(f) land use class. The building is an Islamic Cultural Centre on the whole,
providing community services in addition to prayer. The mix of uses on the Site do not fall under any
single definition provided within the Land Uses Class Order and will therefore be considered as a sui
generis development.

7.1.3

Provision of Public Worshipping Facilities

7.1.3.1

The proposed development would replace the existing mosque with a new building, with a wider range
of facilities. Some of these facilities would be available for use by the wider community, these being at
the ground and basement of the building. The worshipping areas in the proposed building would be
located in the upper floors. Given the wider range of uses proposed within the building, officers consider
it to be a sui generis development. The individual uses within the Cultural Centre are each assessed
independently in the following assessment.

7.1.3.2

LLP Policy S1 (Safeguarding existing social infrastructure) protects against the loss of existing
community premises, unless (as per Part (b)(ii) of the policy) “replacement facilities are proposed on or
off site of equivalent or better functionality to serve the needs of the area”. The existing mosque would
be demolished, but the proposal will result in an increase of 229sqm of dedicated worshipping
floorspace. There would also be additional floorspace for purposes relating to the carrying on of worship,
comprising administration offices, ablution facilities, toilets, funeral preparation, plant and IT rooms,
circulation space, the nursery (providing a creche to mosque attendees) and cycle parking. These areas
would be limited to access by mosque attendees/staff only.

7.1.3.3

The applicant has adequately demonstrated that the existing building is in a poor state of repair and the
facilities result in poor conditions for some worshippers when attending the busier operation times. In
addition to increased floorspace, the proposed public worship spaces would be of an improved quality,
accessibility and safety, providing a better standard and functionality of facilities. The replacement
facilities are an improvement on the existing worship facilities and proposal therefore complies with LLP
Policy S1(b)(ii).

7.1.3.4

The proposal would increase the amount of dedicated prayer floorspace on-site and would improve the
quality of the building and users’ experience.

7.1.4

Non-worship Uses

7.1.4.1

The ground floor and basement of the proposed cultural centre would be open to access by the wider
community, not just attendees of the mosque element. These areas include gym areas, cycle storage
sports halls, the café/restaurant, bookshop and the ground floor conference halls. Table 2 below
demonstrates whether each facility will be available to mosque-attendees only or the wider community.
The use of these facilities for the wider community will be secured through a Community Management
Plan (secured through the S106 legal agreement). All other facilities will be accessible to mosque
attendees only.

7.1.4.2

Overall, the proposal would provide replacement facilities of better functionality to serve the needs of
the area, complying with LLP Policy S1.

Floor

Room Use

Access

BASEMENT
Main and Secondary Gym Areas

PUBLIC

Cycle Storage

PUBLIC

Sports Halls (2 No.)

PUBLIC

Café/Restaurant

PUBLIC

Bookshop

PUBLIC

Nursery

MOSQUE

Conference/ Multi-purpose Halls (2 No)

PUBLIC

Men’s Main and Secondary Prayer Hall

MOSQUE

General Offices

MOSQUE

Women's Area for teaching/training/learning

MOSQUE

Women's General Office

MOSQUE

Women’s Prayer Hall

MOSQUE

Resource Area/ Quiet Study

MOSQUE

Women's Conference Hall

MOSQUE

Counselling Room

MOSQUE

IT Room

MOSQUE

Classrooms (4 No.)

MOSQUE

Assembly/ Multi-Purpose Halls (2 No.)

MOSQUE

GROUND FLOOR

FIRST FLOOR

SECOND FLOOR

THIRD FLOOR

Table 2 List of uses and whether they are accessible by the wider community
7.1.5

Impact of the Proposed Islamic Cultural Centre

7.1.5.1

Officers have concluded that worshipper numbers in peak use times would not increase when compared
with the existing peak attendance levels (this is discussed in the Transport and Accessibility of this
report). There would however be an increase of the building’s use outside of prayer times, due to the
increased floorspace and supplementary facilities within the proposal.

7.1.5.2

The proposed Islamic Cultural Centre also includes leisure uses in the basement (sports halls, gym
area) and a café, conference halls and a bookshop at ground floor. The other uses are not separate
uses in their own right – the building will be a cultural centre which officers consider amounts to a sui
generis use. The café and bookshop are accessed from within the building and the majority of users are
likely to be in the building attending the mosque.

7.1.5.3

The sports halls and gym areas would also be available for use by the wider community, but it is
expected that they would mainly be used by mosque attendees due to the scale of the gym areas not
being able to offer the capacity or equipment of a fully equipped commercial gym. The areas are not
large enough to operate as, or rival, a commercial gym. These facilities form part of the proposed centre
as a whole and the contribution it makes to the social infrastructure of the area. The sports halls and
gym would be accessible and usable by all, which is supported by LLP Policy S2.

7.1.5.4

The Centre will contain education facilities including classrooms and adult learning space which would
not be accessible to the wider public, which will be secured through the S106 legal agreement. These
spaces would not contain self-contained schools but would offer afterschool and weekend learning,
including education on religious teachings. The Applicant has stated that any teaching staff would be
adequately trained/qualified.

7.1.5.5

As previously stated, the inclusion of additional uses outside of the public worship use do not prevent
the Site from bringing forward an improved worshipping facility and therefore do not unacceptably impact
on the existing worshipping function of the Site. The proposed public worship facilities are an
improvement both in quantum and quality in accordance with LLP Policy S1. Part A of the policy also
supports the diversification of uses on the Site, stating 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”.

7.1.5.6

The impacts of the proposed Islamic Cultural Centre must be assessed under LLP Policy S2 (New or
improved social infrastructure), supports proposals for new or improved premises for worship, subject
to three tests. These are listed below, with officer responses.
i.

the site or buildings are appropriate for their intended use and accessible to the community
Officer comments: The proposed buildings would provide considerably improved conditions in
comparison to the existing buildings. Accessibility and safety would be improved, including level
access to all floors.

ii.

the location, nature and scale of the proposal, including hours of operation, do not unacceptably
harm the amenities of the area through noise, disturbance, traffic generation, congestion, local
parking or negative impacts on road safety
Officer comments: This part of the policy relates to multiple different types of consideration,
which are related to other sections of this report. A detailed assessment is provided within the
Residential Amenity and Transport and Accessibility Sections of this report. In summary,
the proposal is considered to be acceptable on the matters raised in this part of the policy.

iii.

buildings and facilities are designed to be flexible, adaptable, promote social inclusion and sited
be to maximise shared community use of premises, where practical. The council will also apply
the provisions set out in London Plan policies S1, S2, S3 and S5, where relevant
Officer comments: The proposed development would facilitate better integration with members
of the community. The existing Islamic Cultural Centre is almost entirely focused around
religious worship. The proposal encourages social inclusion and use by community members
outside of solely mosque goers – the basement and ground floor facilities are available for use
by the wider community. This includes hiring of conference/multi-purpose halls for events.

7.1.5.7

7.1.6
7.1.6.1

The proposal is considered to comply with the requirements of LLP Policy S2 and would provide
appropriate and improved community premises on the Site.
Loss of Existing Residential Use
The applicant states that the flats are ancillary to the existing building and are used as short-term
accommodation for visiting Imams. Officers do not have any evidence of this. The six existing residential
dwellings on the Site would be demolished. No residential dwellings are proposed as part of the
application. Policy H3 (Safeguarding existing housing) of the LLP safeguards existing self-contained C3
use class housing. Part A of the policy allows for the loss of C3 housing in particular circumstances, but
this does not apply to the current proposal. The existing residential units are not high-quality dwellings
and would not meet policy requirements if they were to be assessed against the current development

plan. While the units are self-contained, they are located within the site of the existing mosque and
occupants would need to gain access through the mosque site, resulting in issues regarding residential
amenity.
7.1.6.2

7.1.7
7.1.7.1

The net loss of six dwellings is contrary to LLP Policy H3 – the application is considered to be a departure
to the local development plan. A decision must be made on the planning balance, weighing the material
considerations (including the identified public benefits) of the proposal and whether these justify the loss
of the housing. The planning balance is assessed within Planning Balance and Conclusion Section
of this report.
Land Use Summary
The proposal would result in a high-quality Cultural Centre which would vastly improve the existing
worshipping facilities on the Site and also improve the existing community facilities on the Site. The loss
of housing is a departure from policy, which is discussed the in the Planning Balance and Conclusion
Section of this report.

7.2

Design

7.2.1

Retention of the old Streatham Fire Station

7.2.1.1

7.2.2
7.2.2.1

7.2.3

The existing buildings comprise half a purpose-designed Edwardian fire station and a row for cottages.
These buildings do not presently serve the needs of the SLIC. The retention of these structures leaves
very limited space for the extension of the building. Retention and a modern extension would not provide
the range of accommodation necessary for the needs of SLIC. In order to optimise the Site and deliver
a scheme which meets the needs of SLIC demolition and redevelopment is the only viable option.
Scale and Layout
The proposed development would have a similar built footprint to the existing buildings on the Site maintaining the access off Mitcham Lane. However, the cleared Site allows for the optimisation of
building volume. The front elevation of the development would maintain the existing building line of the
fire station and activate the presently dead frontage onto Mitcham Lane. The ground floor pulls back
from the existing building line and allows for a widened pedestrian footway around the entrance which
is supported by LLP Policy Q6.
Height and Massing

7.2.3.1

The proposed massing comprises a symmetrical main building with a lower linking building to the south
which connects it to the adjoining terrace on Mitcham Lane. The proposed eaves heights would be
comparable to the existing fire station and the perceived massing from Mitcham Lane would be
comparable to the fire station as originally built (image provided in Appendix 4). The 2.5 storey element
of the design, located to the west of the Site on the shared boundary with No. 10A Mitcham Lane,
integrates the proposal well into its townscape context. At present only half the Edwardian fire station
survives and it has an incongruous single storey addition. The comprehensive redevelopment of the
Site will result in a coherent built form giving a better sense of enclosure to the street.

7.2.3.2

The immediate context is largely made up of three storey buildings, but with four-storey buildings and
other landmark buildings such as the Church of the English Martyrs and St Leonard’s Church in the
immediate locality. The proposal’s massing is broken down by projecting elements and a stepped back
roof level. This allows it to sit comfortably within the street scene and integrate well with its sensitive
heritage context (as demonstrated in Figure 7 below).

Figure 7 Height and massing of the proposal in context
7.2.4

Architectural Expression and Materials

7.2.4.1

The main frontage block is faced in red sandstone which is a harmonious match for the red brick facades
either side on the Mitcham Lane façade. The use of stone for places of worship in the locality is common
as it is a high-quality building material. The proposal’s material and colour would comply with LLP
Policies Q5 and Q7(ii) in this regard.

7.2.4.2

The façade has glazing at ground floor, including entrances, which provide a sense of openness and
active frontage onto the street – a common characteristic of central Streatham. This is a big
improvement on the current situation, in which the former fire station has a blank appearance and a
bleak effect for by passers. The glazing will also provide good natural surveillance and legibility for the
users of the building (a detailed assessment on this is provided in the Section 7.7 of this report). The
use of vertical fins on the flanking windows and the decorative fritting to the central windows (images
are provided in Appendix 7) brings refinement and finer detail to the façade and provide a subtle
reference to the use of the building.

Figure 8 Glimpse view of the proposal across Streatham Green
7.2.5

Design - Summary

7.2.5.1

7.3

In summary, the design is considered to be a positive response to context. To ensure high quality design
outcomes in accordance with Policy Q8 – officers recommend Conditions 9 and 27 to secure detailed
construction drawings, sample panels of materials (to be presented on-site) and a graffiti resistant finish
at ground floor.

Impact on Heritage Assets

7.3.1

Legislation and National Policy Context

7.3.1.1

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

7.3.1.2

Turning to consider the application of the legislative and policy requirements referred to above, the first
step is for the decision-maker to consider each of the designated heritage assets (referred to hereafter
simply as “heritage assets”) which would be affected by the proposed development in turn and assess
whether the proposed development would result in any harm to the heritage asset.

7.3.1.3

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

7.3.1.4

However, where the decision-maker concludes that there would be some harm to the heritage asset, in
deciding whether that harm would be outweighed by the advantages of the proposed development (in
the course of undertaking the analysis required by s.70(2) TCPA 1990 and s.38(6) PCPA 2004) the
decision-maker is not free to give the harm such weight as the decision-maker thinks appropriate.
Rather, Barnwell Manor establishes that a finding of harm to a heritage asset is a consideration to which
the decision-maker must give considerable importance and weight in carrying out the balancing
exercise.

7.3.1.5

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

7.3.1.6

The case-law also establishes that even where the harm identified is less than substantial (i.e. falls
within paragraph 202 of the NPPF), that harm must still be given considerable importance and weight.

7.3.1.7

All heritage assets will have a setting. The NPPF (2021) defines the setting of a heritage asset as “the
surroundings in which a heritage asset is experienced. Its extent is not fixed and may change as the
asset and its surroundings evolve. Elements of a setting may make a positive or negative contribution
to the significance of an asset, may affect the ability to appreciate that significance or may be neutral”.

7.3.1.8

Where more than one heritage asset would be harmed by the proposed development, the decisionmaker also needs to ensure that when the balancing exercise in undertaken, the cumulative effect of
those several harms to individual assets is properly considered.

7.3.1.9

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

Figure 9 Location of the SHRSH CA and Heritage Assets

7.3.2

Impact on Designated Heritage Assets: Streatham High Road and Streatham Hill Conservation Area (CA
54)

7.3.2.1

The Site is within the Streatham High Road and Streatham Hill Conservation Area (SHRSH CA). Policy
Q22 (Conservation Areas) require proposals to preserve or enhance the character or appearance of
conservation areas by respecting and reinforcing the established positive characteristics of the area and
by protecting their setting (including views in and out of the area).

7.3.2.2

The SHRSH CA is a large CA which stretches along much of the length of these roads which follow the
route of the former Roman Road. The vast majority of buildings date from the 19th and 20th centuries
when Streatham developed from a modest village to a modern town centre. The SHRSH CA is
predominantly a town centre which extends from Streatham Station in the south to the junction of
Streatham Hill and Telford Park in the north. It has a busy, town centre character. The Site is located
within the ‘old village’ area of the CA, which is characterised by the winding roads of Mitcham Lane and
Streatham High Road which contribute to the townscape of the area and the open space of Streatham
Green. The area has several religious buildings, including the important landmarks of St Leonard’s
Church and the Church of the English Martyrs, which provide a focal point on the junction where Tooting
Bec Gardens, Mitcham Lane and Streatham High Road converge. The area around the buildings
includes a significant number of purpose-built commercial and residential properties dating from the late
Victorian, Edwardian and inter-war periods.

7.3.2.3

The proposal involves the demolition of the surviving part of the Streatham Fire Station. The London
County Council built a great many Fire Stations in the Edwardian period, and they are generally of highquality construction with attractive designs. Many are listed, including a number in Lambeth.

7.3.2.4

The surviving part of the Streatham Fire Station is a little less than half of the original building along with
the former cottages at the rear. The post-war rebuilding has been unsympathetic. The building itself is
not statutory or locally listed. However, conservation officers have conducted an assessment of the
building and consider it to be a positive contributor to the CA. Despite not being locally listed, the building
is being considered as a non-designated heritage asset in the context of this report. The remaining part
of the fire station is of limited architectural interest and of limited historic interest (in part due to it being
evidence of bomb damage on Streatham during the Second World War). Despite being of only limited
architectural and historic interest, this still makes the existing building a positive contributor to the
character and appearance of the SHSHR CA.

7.3.2.1

Whilst part of the building has been lost, resulting in an awkward appearance and in spite of the
unsympathetic extension, the building is still deemed to make a basic positive contribution to the
conservation area by virtue of its history (an LCC Fire Station) and evidential value (physical evidence
of enemy action from the Second World War). The proposed demolition of the building would result in
harm to the significance of the SHRSH CA. In assessing the degree of harm, officers have taken into
account that the building is in relative terms a small component within a very large conservation area
which encompasses a wide range of building types and ages. Officers conclude that the demolition
would result in a low degree of less than substantial harm to the SHRSH CA.

7.3.2.2

While there would be an increase of massing on the Site, it would not be dissimilar to the historic
massing of the old Streatham Fire Station prior to its partial demolition. The massing also helps to
balance out the Site and the proposal would maintain existing building lines onto Mitcham Lane, better
enclosing the space. The materials would be harmonious with the surrounding buildings and the height
and scale would not dominate views within the Conservation Area. The proposed building is not
considered to result in any harm to the SHRSH CA.

7.3.3
7.3.3.1

Impact on Designated Heritage Assets: Listed Buildings
The location of relevant listed buildings is shown within Figure 9.
2 Mitcham Lane (English Martyrs Presbytery) (grade II)

7.3.3.2

The grade II listed Presbytery is located to the north of the Site, at No. 2 Mitcham Lane. The presbytery
is a three-storey brick building with a front gable roof. The building was listed in 1981 and the listing
describes the building as a “light-hearted building of early C20 in a free Art-and-Craft Tudor style. Bright
red brick with stone bands and a tall, tiled roof with interrupted gable end to road. Three storeys, irregular
fenestration”.

7.3.3.3

The Presbytery is one of the red brick buildings that gives Mitcham Lane its unified character. The
proposal will be visible in views of No. 2 given their proximity; however, the proposed building would not
dominate the existing building line and red sandstone finish will harmonise with the design of the
presbytery. The building’s understated contemporary style will ensure that the rich architectural façade
of the Presbytery retains its dominant presence and character on Mitcham Lane and would therefore
not cause any harm to the setting or significance of the Presbytery.
Church of the English Martyrs (grade II*) (and Parish Room (grade II))

7.3.3.4

The church is located to the north of the Site on the corner with Tooting Bec Gardens, with rear portions
of the church abutting the Site. The church was listed in 1981. The listing describes the building as
“Gothic Revival place of worship prominently located as a corner landmark building”. It is constructed in
stone and has a landmark tower and spire.

7.3.3.5

The parish room was also listed in 1981 and has since come into use as an electricity substation. The
listing entry has therefore been altered to “ELECTRICITY SUB-STATION, TOOTING BEC GARDENS
SW16”. This assessment will however refer to the building as its original use (and the overall
appearance) as a parish room. The listing describes the building as “early 1900s. Coursed rubble with
ashlar dressings. C15 Gothic style is a curious complement to the adjoining Church of the English
Martyrs. One tall storey, three bays. Tall, hipped slate roof and parapet. Large traceried windows”. The
building is located directly north of the grade II* listed church.

7.3.3.6

The proposal integrates well into the Mitcham Lane setting of the church and would not dominate or
detract from views of the church or the parish room (which only shares a view with the proposal from
the north, down Mitcham Lane). South and north views along Mitcham Lane which demonstrate this are
provided in Figures 7 and 10 of this report. The contemporary appearance and use of a red sandstone
ensure there will be no confusion between the proposal and the landmark church in these views. The
scale of the Church and the silhouette of the spire will continue to be appreciated. The proposed
development would not result in harm to the setting or significance of the Church nor the parish room.

Figure 10 View from the north of the Church of the English Martyrs. The proposal can be glimpsed in
the background and its effect is negligible. The parish room is visible in the foreground of the church, to
the right of the image.

7.3.4

Impact on Non-Designated Heritage Assets: Locally Listed Buildings
Manor Arms Public House (13 Mitcham Lane)

7.3.4.1

The Manor Arms is located c. 35m to the south of the Site, on the opposite side of Mitcham Lane. The
building was locally listed in 2016, owing to its architecture and history. The listing describes the building
as an “Interwar Pub on prominent junction. Georgian style. Faience and ground floor treatment with
brick above. Apex on corner is single storey with a shallow dome. Red brick upper floors, slim timber
and steel windows”.

7.3.4.2

The Manor Arms is best appreciated in views towards the west, directly towards the building’s two main
elevations. The proposal would not be visible in these views as the viewer would have their back to the
Site. Similarly, the existing terrace on the northern side of Mitcham Lane would obscure the proposal in
any views from the west. Northern views along Babington Road would contain the proposal but it would
be in the distance and read as a harmonious part of the established red brick townscape.

7.3.4.3

The proposal will not harm the setting of the locally listed building.
8 Mitcham Lane (the old Streatham Fire Station)

7.3.4.4

Heritage England have stated that the existing old Streatham Fire Station building on the Site should be
considered as a non-designated heritage asset (NDHA).

7.3.4.5

The building is not included on Lambeth’s Local List; however, LLP Policy Q23 states that “through the
delivery of normal planning duties the council may also identify non-designated heritage assets that may
not be on the local heritage list. Where applications are received for such assets [Policy Q23] will apply”

(Para 10.110). Officers have therefore undertaken an assessment in the following paragraphs as to
whether the building should be considered as a NDHA, using the council’s adopted Local List selection
criteria which was agreed by Cabinet in 2010. The building will be assessed based on the following
criteria:
•
•
•
•
•

Architecture
History
Close historic association
Townscape
Age and rarity

Architecture
7.3.4.6

The Architecture criterion is as follows:
The architectural style, decoration and detailing, materials, craftsmanship and plan form may give it
special interest if these features are of particular note - above the ordinary in their design and
execution, and reasonably intact. This criterion can include the best works of architects who were
active locally. In some cases, altered buildings may still be worthy of inclusion, especially if by an
architect of importance.

7.3.4.7

Historic England state: ‘The fire station dates to 1903 and was constructed of red brick with stone band
dressing. It is an architecturally distinguished building, with raised ground floor, a partial mansard roof
with oversailing eaves, the end bay topped with a large, curved segmental pediment and dressed
chimney stacks.’.

7.3.4.8

HE continues that it was built during: ‘a golden age for characterful civic buildings, and under the
supervision of Owen Fleming and Charles Canning Winmill, fire station design began to draw on a huge
variety of influences to create unique, distinctive stations, each built to a bespoke design and plan.’

7.3.4.9

It should be noted that half the building was lost to enemy action in the Second World War and that the
original windows have been replaced in UPVC. The building today therefore is much degraded from its
original form. However, what survies has some architectural interest. Taking the above into account,
officers conclude that the building just crosses the threshold of the architecture criterion for inclusion on
the Local Heritage List.
History

7.3.4.10 The History criterion is as follows:
Buildings and structures that reflect the diverse aspects of the social, economic, and physical
development of Lambeth may be of interest. If the building type is reasonably common – houses,
pubs, churches - only the best examples will be added to the list.
7.3.4.11 Civic design in the Edwardian period was of very high quality and reflected the increased provision of
service by government over that period. Whilst the layouts and general provision was standardised, the
Edwardian architects provided a bespoke architectural treatment for each site. The building provide little
physical evidence of the provision of fire station facilities due to demolition and internal alteration.
Numerous more intact Edwardian fire stations survive across London including some in Lambeth at
Waterloo, Brixton and West Norwood. The building in its current form manifests physical evidence of
the bomb damage received during the Second World War. Taking the above into account, officers
conclude that the building has sufficient historic interest to meet this criterion.

Close Historic Association
7.3.4.12 The Close Historic Association criterion is as follows:
Connections with people or events that are acknowledged as of being of borough wide / national
importance may make some buildings worthy of inclusion. Building materials of clear local interest
(such as Doulton’s architectural ceramics) may be considered in this category.
7.3.4.13 The building does not meet this criterion.
Townscape
7.3.4.14 The Townscape criterion is as follows:
Some buildings and structures contribute to the richness of our street scene, individually or in
groups they may contribute greatly to the quality of local townscape or landscape. Similarly, they
may contribute positively to the setting or group value of statutory listed buildings.
7.3.4.15 The building makes a neutral contribution to the nearby listed building. Because it sits within a bend
on Mitcham Lane the townscape contribution of the building is limited in longer views from west and
east. However, it is visible in the townscape backdrop of Streatham Green as viewed from Streatham
High Road. On balance it has sufficient townscape value to meet the criteria.
Age and Rarity
7.3.4.16 The Age and Rarity criterion is as follows:
The older a building or structure is and/or the fewer the surviving examples of its type the more
historically important it is.
7.3.4.17 The Edwardian fire station building type is common in London. The building does not meet this criterion.

Criterion

Assessment

Architecture

Yes

History

Yes

Close historical connection

No

Townscape

Yes

Age and rarity

No

Table 3 Summary of heritage impacts

7.3.4.18 The old Streatham Fire Station should be treated as a non-designated heritage asset.
7.3.4.19 LLP Policy Q23 . Part C(i) of the policy states that “the council will resist the destruction of assets on the
local heritage list (or harm to their settings) and expect applicants to retain, preserve, protect, safeguard
and, where desirable, enhance them when developing proposals that affect them”. The policy supporting
text at para 10.109 goes on to advise that “Proposals that will have a harmful impact will be required to
meet the relevant tests set out in the NPPF”. This is assessed within the Planning Balance and
Conclusion Section of this report.

Roman Road Archaeological Priority Area (APA)
7.3.4.20 The Roman Road APA intersects a small portion of the easternmost part of the Site; however, there
would be no excavation within c. 4m of the APA boundary. As such, officers do not consider there to be
any harm to the archaeological significance of the APA, in compliance with LLP Policy Q23D.
7.3.5
7.3.5.1

Impact on Heritage Assets: Summary
The results of the above assessment on the proposal’s impact on heritage assets are summarised in
Table 4, below.
Designated Heritage Asset

Degree of harm

Streatham High Road and Streatham Hill CA

Low degree of less than substantial harm

Church, Mitcham Lane (grade II*)

No harm

Catholic Martyrs Parish House and
Dyce Memorial, Streatham Green (grade II)

No harm

Non-designated Heritage Asset

Degree of harm

8 Mitcham Lane

Total loss

Manor Arms, 13 Mitcham Lane (locally listed)

No harm

Roman Road APA

No harm
Table 4 Summary of heritage impacts

7.3.5.2

LLP Policy Q22 supports proposals which enhance the character or appearance of conservation areas
and Paragraph 10.60 of the policy’s supporting text states that “proposals that will have a harmful impact
will be required to meet the relevant tests set out in the NPPF”.

7.3.5.3

In summary, the proposal would result in a low level of less than substantial harm to the conservation
area and the loss of a non-designated heritage asset due to the demolition of the old fire station building.
The application must therefore be assessed against the requirements of NPPF Paragraphs 202 and
203, which involves a consideration of the public benefits of the scheme. This is addressed in the
Planning Balance and Conclusion Section of this report.

7.4

Ecology and Biodiversity

7.4.1

Biodiversity

7.4.1.1

Biodiversity potential on the Site is constrained and there are no existing green areas or planting. The
proposed building would occupy the majority of the Site and maintain the open area of hardstanding
which is required for vehicular access. In response, a green roof is proposed and would be located
around the photovoltaic panels and other roof areas. The green roof would use a biodiverse substrate
with a wildflower blanket planting on top. Detailed information on the planting and maintenance of the
proposed green roof is recommended to be secured by Conditions 21 and 22, to maximise biodiversity
and the long-term vitality of the sedum.

7.4.1.2

Officers have no concerns regarding protected species or invasive plants on the Site.

7.4.2

Urban Greening Factor

7.4.3

London Plan Policy G5 (Urban greening) requires proposals within boroughs to develop an Urban
Greening Factor (UGF) in accordance with Table 8.2 of the London Plan to identify the appropriate
amount of urban greening required within developments. For non-residential development this is an Urban
Greening Factor of 0.3.

7.4.4

The scheme proposes a green roof and permeable paving to achieve a UGF of 0.3, thereby complying
with London Plan Policy G5.

7.5

Residential Amenity

7.5.1

Impact on Outlook and Sense of Enclosure

7.5.1.1

The immediate context of the building is of a mixed use. Buildings directly to the north and rear of the
Site are not in residential use.

7.5.1.2

The proposal would result in an increased massing on the eastern boundary, but this would be located
adjacent to the ‘Church of the English Martyrs’ complex and would not impact on any residential
properties.

7.5.1.3

The scale of the part to the rear of the Site would be similar to the cottages it replaces, at only 4cm
taller. The set back of this portion from the southern elevation of the Site would be maintained to that of
the previous cottages.

7.5.1.4

The two-storey part of the building on the southern boundary (replacing the existing two-storey building
containing the women’s prayer rooms) would have a small increase in height from 6.38m to 7.19m.
Noting the distance to the rear elevation of properties, the additional scale would not result in an
unacceptable loss of outlook to any rear windows of Nos. 43-47 Fernwood Avenue or sense of enclosure
to persons using the gardens of these properties.

7.5.1.5

The St Mary’s Nursing and Residential Home to the rear of the Site is located on higher ground and is
approximately half a storey less in height. The proposed massing in this area is similar to existing. There
are no facing windows which would be unduly impacted in terms of outlook or sense of enclosure.

7.5.1.6

The buildings at Nos. 10-16 Mitcham Lane have residential accommodation on upper floors, with rear
windows facing towards the southwest corner of the Site. The massing of the main building would be
pulled back from the shared boundary with No. 10 and a three-storey element would be located to
increase separation distance between the two buildings. The additional scale of the proposal would only
be visible in angled views from the properties on Mitcham Lane. Considering this assessment, the
impact on outlook by the existing SLIC buildings, and the moderate scale increases to the building parts
replacing the existing cottages and women’s prayer building, the development is not considered to result
in any unacceptable impact on outlook or sense of enclosure at Nos. 10-16 Mitcham Lane.

7.5.1.7

The upper floors of Nos. 7 and 9 Mitcham Lane appear to be in residential use. The proposed increase
to massing on the front elevation is not considered to impact on outlook or sense of enclosure, noting
elevation and interceding c.17m distance between the development proposal and the windows opposite.

Figure 11 Nearest residential windows to the development
7.5.2

Impact on Daylight/Sunlight

7.5.2.1

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

7.5.2.2

The application is supported by a Daylight and Sunlight Report which assesses the proposed building’s
impact on levels of daylight. This is assessed under BRE criteria, using the Vertical Sky Component
(VSC) and daylight distribution. An assessment on sunlight is also undertaken (assessed through the
Annual Probably Sunlight Hours (APSH)).

7.5.2.3

The report evaluates the impact on residential properties at Nos. 7, 9, 10, 12, 14 and 16 Mitcham Lane;
43, 45 and 47 Fernwood Avenue, and Streatham Green. 2-4 Mitcham Lane is not a residential building,
and noting the scale of impact on the nearby office elements of the St Mary’s Nursing and Residential
Home, which are not in residential use and are not considered to be a sensitive non-domestic building,
these are not included within the detailed assessment of this report.

7.5.2.4

All windows within the assessment would pass BRE criteria for VSC, DD and APSH. The proposal
therefore would not have any unacceptable impact on levels of daylight or sunlight at nearby residential
properties.

7.5.3
7.5.3.1

Overshadowing to Amenity Spaces
When assessing the impact of a development on an existing neighbouring amenity or garden area, the
BRE guide recommends that least 50 per cent of the area of each amenity space should receive at least

two hours of sunlight on 21st March. If, as a result of the new development, an existing garden or
amenity area does not meet the 50 per cent criterion, and the area which can receive two hours of
sunlight on 21 March is less than 0.8 times its former value, then the loss of sunlight is likely to be
noticeable.
7.5.3.2

7.5.4

The submitted Daylight and Sunlight Report demonstrates full compliance with the BRE criteria; the
shadows cast by the proposal would not result in any reduction in areas which meet the criteria. The
assessment takes into account the open space at St Mary’s Convent, Nos. 43, 45 and 47 Fernwood
Avenue; Nos. 10, 12 and 14 Mitcham Lane; and Streatham Green.
Impact on Privacy

7.5.4.1

The Site backs onto residential gardens and rear elevations to the west (on Fernwood Avenue). The
proposed part to replace the existing women’s prayer building would have windows in similar locations
to the existing building, at ground floor only. Views towards any rear facing windows from properties on
Fernwood Avenue would be restricted by the boundary treatment, which is higher than the windows,
and the angle required to view above this.

7.5.4.2

The projecting element (containing the nursery at ground floor) which is nearest to the properties on
Fernwood Avenue would not have any windows on the rear elevation. The side elevation would contain
windows at ground floor only, which have southern views largely restricted by existing fencing and would
result in a neutral impact on overlooking, noting the similar placement of windows on the existing
building.

7.5.4.3

The existing building has rear facing windows. The proposal would increase the number of windows on
the rear elevation; however, they would be set back from the Site boundary and would be distanced
from the nearest residential gardens due to the location of the St Mary’s Nursing and Residential Home.
The near elevation of the residential home does not have facing windows on upper floors. The ground
floor is separated by an existing boundary wall. There would be no unacceptable increase in overlooking
to any properties.

7.5.4.4

The current scheme is not considered to result in any unacceptable loss of privacy to any existing
residential properties, as required by LLP Policy Q2.

7.5.5

Noise and Disturbance

7.5.5.1

The Site is located just outside the Streatham Town Centre boundary and the area has high levels of
existing ambient noise principally from vehicles but also commercial uses.

7.5.5.2

The existing Islamic Cultural Centre broadcasts prayer services, which consist of a single voice, through
amplified speakers in the prayer hall and the external courtyard (the latter is required for worshipping
capacity due to the inadequate prayer hall floorspace of the existing building). The submitted Noise
Impact Assessment has undertaken a survey of noise levels during the peak attendance time at midday
on a Friday. Monitoring points recorded noise levels within various locations, including the entrance
gates, courtyard and the public footway adjacent to the front ground floor area (being used as a prayer
hall).

7.5.5.3

The proposed building would broadcast the prayer service announcement internally within the building
only, which is an improvement on the existing circumstances. Officers recommend imposing Condition
38 to restrict the playing of any amplified music or sound externally on the Site. In addition to this, the
improved build quality would lessen noise leakage from the building – Condition 18 is recommended,
requiring the submission of a detailed Noise Impact Assessment.

7.5.5.4

The proposal is also considered likely to reduce noise generation due to the slower regress of attendees
of public worship at peak times and. Deliveries would be undertaken within the times of 09:00 – 18:00,

avoiding more sensitive hours to noise. This will be secured through the submission of a Delivery and
Servicing Plan by Condition 32.
7.5.6
7.5.6.1

Residential Amenity Summary
The proposal is considered to have an acceptable impact on residential amenity and compliant with LLP
Policy Q2.

7.6

Transport and Accessibility

7.6.1

Status of the Local Controlled Parking Zone (CPZ)

7.6.1.1

7.6.2

The decision was made to approve a CPZ in the local area, which contains the Site. A map of the CPZ
is provided in Appendix 6. The CPZ is made up of three areas which have different times at which
parking restrictions apply. The traffic order was made on 24 November 2021. The period for a challenge
by way of application to the High Court expired on 5 January 2022. Highways officers have advised that
the CPZ has been implemented and was operational from 31 January 2022.
Access

7.6.2.1

The existing mosque is accessed via a vehicular crossover and shared pedestrian and vehicle gate.
Vehicles are understood to reverse out of the Site onto Mitcham Lane at present. This existing
arrangement is unsafe. The proposal seeks to improve the situation by separating pedestrians and
vehicles. Pedestrians would have a designated entrance directly from the Mitcham Lane footway.
Vehicles would use the existing crossover and are able to turn within the Site and exit in forward gear –
this is a significant improvement on safety and vehicle flow in comparison to the existing building.

7.6.2.2

The public footway immediately outside the SLIC is some 3.3m wide. There are currently barriers at the
front of the building which separate the public footway from the privately owned forecourt, but it is
proposed to remove these to create a larger area of footway of at least 5m width. It is understood that
the forecourt will be retained as private land but would be usable by the public. This is a welcome benefit
of the application, improving the pedestrian experience.

7.6.3
7.6.3.1

Trip Generation
The submitted Transport Statement (TS) presents the findings of attendee counts undertaken by the
Applicant on Friday 11 January 2019 and Friday 18 January 2019, between the hours of 11:00 and
13:30. Attendee counts were also carried out on Tuesday 10 and Friday 13 December 2019, by an
independent survey company. These are summarised in the tables below:

Date

Survey Time

1st Prayer

2nd Prayer

Total

Friday 11 January 2019

11:00 – 13:30

980

277

1257

Friday 18 January 2019

11:00 – 13:30

986

280

1266

Table 5 Attendant count by the Applicant

Date

Survey Time

1st Prayer

2nd Prayer

Total

Tuesday 10 December 2019

16:30 – 19:30

n/a

n/a

501

Friday 13 December 2019

11:00 – 15:00

805

297

1102

Table 6 Attendant count by independent company
7.6.3.2

The Tuesday survey was undertaken from 16:30-19:30, which assesses the number of children being
collected from afterschool classes and evening prayer at 19:15. Clear arrival peaks are visible between
17:00-17:10, 19:00-19:10 and 19:10-19:20, when a maximum of 92 people arrived within ten minutes.

7.6.3.3

The independent Friday survey (the most recent of the Friday surveys) covered Jumu’ah prayers which
occurred on that day from 12:25 to 12:40 (first session) and from 13:30 to 13:40 (second session).
Significantly larger arrival and departure peaks are visible on this day, with a maximum of 710
departures between 12:50-13:00, immediately after the first prayer. A second smaller peak of 145
departures occurred between 13:40-13:50. Table 6 summarises all arrivals recorded before the first
prayer and the second prayer. These results appear to show lower levels of attendance than those
recorded in January 2019.

7.6.3.4

The TS assesses the worst-case impacts of the proposed development – Friday prayers currently attract
the largest numbers of attendees and this is expected to continue to be the case. The assessment
assumes that 1,000 worshippers attend the mosque at the first session and 400 at the second session.
This number is larger than the maximum number of attendees observed during the December 2019
surveys, but close to the number observed during the January 2019 surveys.

7.6.3.5

In order to confirm that these numbers will not be exceeded within the proposed new Islamic Cultural
Centre, the theoretical maximum capacity of public worshippers in the proposed new building has been
calculated. The proposed development will increase the internal floor area devoted to prayer, from
487sqm to 716sqm. The TS notes that the only available space which can legitimately be prayed in is
the area behind the Imam, which means an area of 55sqm should be excluded. To calculate the
maximum number of worshippers that can be accommodated, a density of 1.5 people per sqm has been
assumed within the TS. This is based on prayer mats measuring 1.1m x 0.7m. The remaining 661sqm,
with an average density of 1.5 people per sqm, could therefore accommodate a maximum of 992
worshippers within the internal prayer spaces within the proposed building. The submitted plans show
individual prayer mat locations – the count of these mats returns a number smaller than that of the
1.5sqm calculation. The larger number will be used within this assessment to ensure a likely ‘worst case
scenario’ is being assessed.

7.6.3.6

The submitted draft Visitor Management Plan states that during Friday prayers, all other activities would
cease, except the creche and administrative uses. Prayers will not be broadcast through the Public
Announcement (PA) system to other rooms or communal areas, and attendees will be turned away from
entering the building once capacity of prayer rooms has been reached. Condition 16 is recommended
requiring a Management Plan to secure these measures. Additionally, the Applicant advises that a
maximum of 1,110 persons would be allowed on-site at any given time. This number is based on the
maximum capacity of the building capped by fire strategies. Therefore, although in theory other spaces
such as the multi-purpose halls, women’s conference hall and resource area could be used for prayer,
in practice they would not.

7.6.3.7

The TS provides detail on the distribution of expected trip generation. The main conclusions of the TS
are:
•

Friday prayers would remain the peak attendance of the cultural centre and that attendee
numbers are not expected to change from existing attendance.

•

User numbers are expected to increase at other times of the day, due to additional classes and
events to be held at SLIC, e.g. gym sessions, small café, luncheon clubs for the elderly etc.
Increases of a maximum of 130 people during the lunchtime period on other weekdays are
expected.

7.6.3.8

The analysis within the TS suggests that the number of worshippers attending the Site at peak times
will not increase as a result of the proposed changes; however, this assumes that around 1,000 people
currently attend at these times. The most recent independent surveys suggest peak time attendee
numbers are closer to 800, some 28 per cent lower than the maximum capacity of 1,110. Both numbers
will be assessed, to ensure that the highest potential number of attendees (and therefore the worst-case
scenario) is consider.

7.6.3.9

The attendee modal split, which demonstrates the method of transport used by mosque attendees, has
been derived from user surveys conducted by the Applicant. These were carried out in November 2019.
The surveys covered three time periods – daily prayers, children’s classes and the Friday Jumu’ah. The
results of the survey demonstrate that at all three times the main modes of travel to the existing mosque
are walking and / or public transport. Car trips do however represent a significant proportion of trips to
the Site, at 15 per cent.

7.6.3.10 In order to assess the worst-case scenario, the number of car trips associated with Friday Jumu’ah has
been assessed by applying the modal split to the maximum projected number of attendees. The ‘Car
share as a passenger’ has been discounted since this would result in double counting. The assessment
is provided in Table 7, below. As demonstrated, the proposal has the potential to generate an additional
31 car trips in comparison to the existing Islamic Cultural Centre.

No. of Attendees
Mode of Transport

Modal Split

805

1000

Difference

Car share as a driver

5%

40

50

+10

Drive a car alone

10%

81

101

+21

121

151

+31

TOTAL

Table 7 Projected Friday Prayer Car Trips at existing (805) and proposed (1000)
7.6.4
7.6.4.1

7.6.5
7.6.5.1

Public Transport Capacity
It is expected that the overall impact of the development, spread across all public transport modes,
would be manageable. Neither council nor TfL officers have objected to the projected impact on the
local public transport network. The highest peak (apart from walking) would be buses for Friday prayers,
where 35 percent of attendees would use buses. Any potential uplift (from 805 to 1000 persons in a
worst-case scenario) would result in c. 60 additional bus trips. This equates to a maximum 350 persons
using buses on a Friday. The area is served by seven bus routes running past the Site and buses are
frequent. The proposal is considered to have an acceptable impact on bus capacity.
Local Parking Impacts
As outlined earlier, the Site is not currently within a Controlled Parking Zone; however, the St Leonards
and Streatham Vale West CPZ became operational on 31 January 2022. The CPZ will be implemented
in three separate areas ‘I’, ‘O’ and ‘U’ – these are shown below and shown in a map in Appendix 6.
•
•
•

Area ‘I’ – St Leonards North – Mon-Fri 12:00-14:00
Area ‘O’ – St Leonards Central - Mon-Fri 08:30-18:30
Area ‘U’ – Stanthorpe Triangle - Mon-Fri 12:00-14:00

7.6.5.2

7.6.6

All CPZ areas would cover the peak attendee period at Friday prayers, which take place between 12:30
– 14:00, meaning that attendees would not be able to park on local streets in the areas surrounding the
Site at this time. Additionally, the proposed development should be secured parking permit free
(business permits). Noting the above trip analysis and taking into account the CPZ (attendees will not
be able to utilise restricted parking spaces), the proposal would not result in an unacceptable increase
of parking stress on local unrestricted spaces, as per the conducted parking surveys. The assessment
of projected impacts on the local transport network has been undertaken with the presumption that the
CPZ will be in place and on-street parking will be restricted in the local area.
Pedestrian Access, Comfort and Safety

7.6.6.1

The TS includes an assessment of the conditions for pedestrians in the immediate vicinity of the Site,
and the impact of the peaks in pedestrian numbers associated with Friday prayer.

7.6.6.2

Pedestrian surveys carried out on Friday 8 September 2017 between 11:30 and 19:00 identified a
marked peak in pedestrian flows along the footway outside SLIC and crossing Mitcham Road following
Friday prayers. The data is over four years old; however, officers consider it to be reliable as the facilities
of the mosque have not changed since this time. In addition, the recent Covid-19 pandemic has
prevented any further accurate observations due to the changes in pedestrian movements following
national social distancing restrictions. The TS contains data in relation to accidents in the immediate
vicinity of the Site. The data indicates only limited slight accidents, with the nearest pedestrian accident
at the Fernwood Avenue junction. In addition to details on pedestrian safety, the TS contains a
Pedestrian Comfort Level assessment which has considered four locations with A being the highest
comfort level – the results are displayed in Table 8 below. It should be noted that A ratings would be
achieved at all locations; however, the footway either side of the bus stop is 2.5m wide but drops to
1.5m width when people are waiting for buses, resulting in a drop to an F rating.
Location

Rating

Directly outside SLIC, following the widening of the footway to 5m

A

50m to the north of SLIC

A

50m to the south of SLIC, adjacent to Fernwood Drive.

A

At bus stop and bin, south of SLIC. *

A (F)

Table 8 Pedestrian Comfort Levels
7.6.6.3

Public objections have raised the safety of pedestrians crossing Mitcham Lane between the Site and
the opposite side of the road, adjacent to Streatham Green. The road is part of the Transport for London
Road Network. In consultation with TfL officers, officers have concluded that it would not be feasible to
install a formal pedestrian crossing to aide with crossing Mitcham Lane in the current situation. The
short stretch of road has double lanes at both ends for queuing, a raised table crossing to the west, and
multiple junctions and vehicle crossovers used for access or delivers. Officers note that the proposal
has been found not to increase numbers of attendees at peak usage times of the building and while
there would be additional visits to the Site in off-peak times, the surrounding area has sufficient capacity
to enable safe crossing of the road.

7.6.6.4

The assessment in Table 8 demonstrates that in the assessed locations, the proposal would not result
in any reduction in levels of pedestrian comfort. The proposed widening of the footway outside the SLIC
would result in improved levels of pedestrian comfort, which is welcomed by LLP Policy Q6, and the
safety of pedestrians by distancing them from the vehicle lanes. In addition, the improved internal space
of the development and the offer of facilities within the ground floor would likely result in a significant
attenuation of people leaving the building, as some congregate within the building. The proposal would
have a positive impact on pedestrian access and complies with LLP Policy T2 (Walking).

7.6.7

On-site Car Parking

7.6.7.1

The proposal seeks two car parking spaces within the retained courtyard, accessed via the existing
crossover from Mitcham Lane. These would be accessible spaces, which meets the requirements of
London Plan Policy 6.5 (Non-residential disabled persons parking). Electric vehicle charging points will
be provided to spaces, as required by the London Plan.

7.6.7.2

As previously mentioned, the current arrangement whereby vehicles reverse out onto Mitcham Lane
should not continue. The proposed development provides an opportunity to formalise the parking onsite and reduce potential conflict at the vehicular access point. Vehicles would have sufficient space
within the courtyard to turn and egress the Site (onto Mitcham Lane) in first gear.

7.6.7.3

The application indicates that space will be available within the car park to allow mopeds to park
informally and that this will be actively managed by on-site staff to prevent mopeds blocking emergency
exits for example. The informal approach to moped parking is not supported, since the parking of
mopeds within the car park would reduce manoeuvring space for cars entering and exiting the Site. In
addition to these concerns, London Plan Policy T6F states that “where provided, each motorcycle
parking space should count towards the maximum for car parking spaces at all use classes”. The moped
parking would therefore result in the building exceeding maximum parking standards.

7.6.7.4

Compliance with the proposed vehicle layout should be secured through Condition 37. In addition,
officers recommend securing a Parking Management Plan through Condition 39 to demonstrate how
the Islamic Cultural Centre will manage any ad-hoc parking which does not comply with the approved
layout.

7.6.8
7.6.8.1

7.6.9
7.6.9.1

Sustainable Travel and Cycle Parking
Long-stay cycle storage is proposed within two cycle storage rooms in the basement, one for staff
accommodating 4 spaces and the second accommodating 24 spaces for visitors. There are 14
additional cycle parking spaces within the open courtyard area, totalling 38 spaces for visitors. Visitor
and staff provision meets London Plan requirements. Basement storage would be accessed via a lift,
with backup access provided by ramps on the access stairs. These details will be secured by
recommended Condition 13. Subject to the details required by condition, the cycle parking is
considered to comply with LLP Policy Q13 (Cycle storage) and London Plan Policy T5 (Cycling).
Travel Plan
The submitted Travel Plan (TP) seeks to reduce car usage through increased cycling and car sharing.
The TP also states that the Applicant will investigate the scope to provide community travel services,
catering especially to elderly or those with disabilities, which is welcomed. A Travel Plan Coordinator
(TPC) will be appointed prior to occupation, which is supported. Updated travel surveys will be
undertaken on or around 1st, 3rd and 5th year anniversary of occupation, which complies with best
practice. A TP monitoring fee will be secured within the S106 legal agreement, to fund future work by
officers. A full Travel Plan is recommended to be secured through Condition 24.

7.6.10 Delivery and Servicing
7.6.10.1 The Delivery and Servicing Plan (DSP) indicates that the development would receive a maximum of two
food deliveries per day (associated with the café), with additional deliveries approximately three times
per month. This is only a minor increase on existing arrangements. The majority of deliveries would be
conducted within the Site, with vehicles able to enter and leave in first gear. The submitted swept path
analyses show that one accessible parking space would be required for turning – the submitted transport
addendum advises that deliveries would be scheduled for times when the building is not in high
attendance levels and a space is available. Delivery times will also avoid times of peak road usage,

focusing between the hours of 10:00 and 16:00. Deliveries using larger vehicles can use the existing
25m loading bay located on the opposite side of Mitcham Lane, which is supported by TfL. Loading for
up to 20 minutes is permitted between 10:00 and 16:00. The loading bay only operates outside of peak
hours and accords with the delivery hours restriction requested by TfL. Further details and compliance
will be secured by the Delivery and Servicing Plan (Condition 33) and Car Parking Management Plan
(Condition 38).
7.6.10.2 The submitted Delivery and Servicing Plan is considered to be acceptable and compliance with the
document be secured through Condition 32.
7.6.11 Demolition and Construction Management
7.6.11.1 Mitcham Lane is part of the TfL Route Network. TfL officers have reviewed and support the submitted Demolition
and Construction Management Plan (DCMP). The use of wheel washing facilities, banksmen and signage for
amended pedestrian routes is welcomed. TfL have expressed concern regarding overuse of the existing loading
bay, opposite. The Applicant has however submitted swept path analyses demonstrating that a 6.5m van can
enter and leave the Site in first gear and that any construction deliveries from 10m+ vehicles can be undertaken
on-site, by reversing off Mitcham Lane with the assistance of banksmen. Condition 6 will require a full plan to
secure additional details, including the following requests by TfL:
•
•
•
•

A booking system to schedule all deliveries outside the peak network hours to avoid congestion.
Site operators are registered to the Fleet Operators Recognition Scheme (FORS) and that
Construction Logistics and Community Safety (CLOCS) standards are enforced.
Information on pedestrian management if diversions are required.
Loading/unloading activity should be maximised on-site rather than using existing loading bays
on the opposite side of Mitcham Lane.

7.6.12 Transport Mitigation
7.6.12.1 In summary, 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
•
•
•
•
•
•
•
•
•
•

Development secured as car parking permit free (business permits)
Two accessible parking bays on-site
Staff and visitor cycle parking storage
Travel Plan (including monitoring contribution)
Delivery and Servicing Plan
Method of Construction Statement
Visitor Management Plan
Car parking layout secured by condition
Parking Management Plan
Travel Plan

7.7

Public Safety by Design

7.7.1

The Site would retain the existing gated access, which would prevent unauthorised users from accessing
the Site. The formalised pedestrian entrance also provides a much-improved location for monitoring
persons entering the building. A lighting scheme is recommended to be secured by Condition 26 to
ensure areas are well lit, to design out opportunistic crime as per LLP Policy Q3 (Safety, crime prevention
and counter terrorism).

7.7.2

The application has been referred to the Metropolitan Police Design Out Crime unit, who have not raised
any objection to the scheme subject to conditions requiring Secured by Design measures and the scheme

achieving a Secured by Design certificate (Condition 34).
7.7.3

Policy Q3 also seeks to minimise potential for antisocial behaviour. The proposal will be required to have
the 2m above ground level on the front elevation (onto Mitcham Lane) finished in an anti-graffiti coating.
This will be secured by recommended Condition 27.

7.7.4

The proposal has been referred to the Metropolitan Police’s Counter Terrorism Security Advisors (CTSA)
– recommendations include the completion of a detailed risk assessment in relation to hostile threats.
Detail is not included within this report due to its sensitive nature. Condition 11 is recommended to secure
a Security Management Risk Assessment where further details and mitigation measures will be assessed
by CTSA officers in accordance with LLP Policy Q3.

7.8

Flood Risk and Drainage

7.8.1

The Site is located within Flood Risk Zone 1, which has a low risk of fluvial flooding, and it is not identified
as a Site at risk from surface water flooding; however, LLP Policy EN5 (Flood risk) requires any major
development in Flood Risk Zone 1 to be supported by a Flood Risk Assessment.

7.8.2

The submitted ‘Flood Risk Assessment and Surface Water Drainage Design Report’ demonstrates
acceptable final discharge rates for a 1 in 100-year event (including a 40 per cent factor for climate
change) and seeks to discharge into the combined sewer, which is an acceptable strategy given the
constraints of the Site. The submission would comply with best practice and is supported in principle;
however, officers recommend Condition 8 to secure a detailed design for the surface water drainage
strategy and to ensure the final design will satisfy the objectives of the strategy.

7.8.3

The applicant has provided an acceptable maintenance strategy for the underground storage tank;
however, no detail has been provided for the drainage of the green roof system. Officers therefore
recommend Condition 22 to ensure the maintenance strategy is in keeping with the constructed system.

7.8.4

Subject to conditions, the proposal is considered to comply with LLP Policies EN5 and EN6 (Sustainable
drainage systems and water management) and would have an acceptable impact on flood risk within the
application Site and its surroundings.

7.9

Basement Impact

7.9.1

The proposal would result in a significant increase in excavation – the existing 223sqm basement would
be increased to 916sqm. LLP Policy Q27 (Basements) supports basements where they meet the
requirements under Part D of the Policy – these are considered within the following assessment.

7.9.2

A Ground Movement Report has been submitted, which makes a number of recommendations regarding
the construction of the basement and movement monitoring of adjacent buildings. Building Control officers
have reviewed the submission documents and advised that the proposal is satisfactory in this regard.

7.9.3

Subterranean ground water flow, surface flow and flooding are considered in detail within the ‘Flood Risk
and Drainage’ Section of this report. Additional detail specific to the basement excavation is required
through a Hydrological Assessment by Condition 3.

7.9.4

The impact of the excavation on the surrounding area would be controlled by planning conditions. The
works would be carried out in accordance with a Demolition and Construction Management Plan and an
Air Quality and Dust Management Plan, which would be secured by Conditions 6 and 5. Additionally,
any non-road mobile machinery used in association with the excavation would be required to comply with
GLA emission standards (Condition 35).

7.9.5

Subject to these conditions, the basement is considered to comply with LLP Policy Q27.

7.10

Energy and Sustainability

7.10.1 De-centralised Energy
7.10.2 The submitted Energy Statement notes that connecting to the nearest local district heating system would
not be viable at present. Officers do however recommend Condition 42, which requires details of how
the development will have the capability of connecting to a future decentralised network if this becomes
viable. Given the scale of the development, officers are satisfied that installation of an on-site Combined
Heat and Power (CHP) system would not be viable for a building of this scale.
7.10.3 Minimising Carbon Dioxide Emissions
7.10.3.1 The submission predicts that it will achieve a BREEAM ‘excellent’ score, as required by LLP Policy EN4
(Sustainable design and construction). Conditions 12 and 30 is recommended to ensure that this is
achieved at BREEAM design stage and the as-built stage respectively.
7.10.4 LLP Policy EN4 and Lambeth Plan Policy SI 2 (Minimising greenhouse gas emissions) require major
developments to achieve net zero carbon status through cash-in-lieu contributions to a ring-fenced carbon
off-set fund, in required excess of the 35 per cent minimum reduction achieved on Site. In Lambeth,
contributions will be set at £2,850 per tonne of carbon, which represents £95 per tonne over a period of
30 years. The contribution would be ringfenced to fund the delivery of carbon emissions savings
elsewhere in the borough. The GLA’s Carbon Offset Funds Guidance (2018) provides guidance on the
types of projects that would be considered appropriate uses of this funding.
7.10.5 The Energy Statement does not provide a breakdown of the proposed carbon emissions savings at each
stage of the energy hierarchy. Condition 10 is recommended to ensure that the minimum 35 per cent
reduction is achieved on-site and that 15 per cent would be achieved solely through energy efficiency
measures. The S106 legal agreement will ensure that evidence is provided in relation to on-site reductions
and secure the requisite carbon offsetting payment to ensure that the Site achieves net carbon zero.
7.10.6 Sustainable Construction
7.10.6.1 The applicant has provided a Sustainability Statement which proposes measures which are appropriate
to the scale and scope of the proposed development, including solar panels at roof level. Further details
of implementation are required. Condition 23 is recommended to secure this information.
7.10.6.2 Condition 20 is recommended to ensure that the building achieves BREEAM excellent for water
reducing water consumption (WAT 01 category), as required by London Plan Policy SI 5 (Water
infrastructure).
7.10.7 Overheating
7.10.7.1 The submitted Energy Statement does not address overheating of the proposed building. As the
proposal relates to a non-residential major development, London Plan Policy SI 4 (Managing heat risk)
requires the building to demonstrate compliance with Chartered Institution of Building Services
Engineers (CIBSE) guidance TM 52 (The limits of thermal comfort). Officers recommend these details
to be secured by Condition 15.

7.11

Air Quality

7.11.1.1 The whole borough of Lambeth is an Air Quality Management Area (AQMA). The Site also lies within
an Air Quality Focus Area (AQFA). London Plan Policy SI 1 (Improving air quality) states that particular
care should be taken with developments that are in AQFAs or that are likely to be used by large numbers
of people particularly vulnerable to poor air quality, such as children or older people.
7.11.2 Construction Phase
7.11.2.1 The dust risk of the Site is medium and there are lots of sensitive receptors in close proximity. Officers
therefore recommend Condition 5, to secure an Air Quality and Dust Management Plan (AQDMP) and
details of particulate matter monitoring, which will expand on the preliminary report. Mitigation measures
for medium risk sites for demolition and construction, and low risk sites for earthworks and trackout
listed in Appendix 7 of the Control of Dust and Emissions SPG should be included in the AQDMP.
7.11.2.2 Condition 35 is recommended to ensure that only non-road mobile machinery (NRMM) Low Emission
Zone compliant machinery is used on Site, having been registered for use on the Site in the NRMM
register, to avoid polluting and safeguard air quality.
7.11.3 Design and Operational Phase
7.11.3.1 Baseline air quality conditions on the Site have been considered in the Air Quality Assessment and
pollutant levels are acceptable. Transport and building emissions meet air quality neutrality
requirements. Predicted traffic flows aren’t expected to significantly increase air pollutant
concentrations.
7.12

Ground Contamination

7.12.1.1 The Site was previously a fire station and was heavily damaged by bombing in 1940. The Site has
potential ground contamination issues and further investigation is therefore required, as per NPPF
Paragraph 183. No Preliminary Environmental Risk Assessment has been provided – this can be
secured by a planning condition which must be discharged prior to any demolition or other development
on the Site. Condition 4 is recommended to secure a site investigation scheme with regard to the
presence of hazardous materials, vapour risks and unexploded ordnance. The results of the
investigation shall inform further stages including a remediation strategy and verification plan to ensure
appropriate remedial works are undertaken to make the Site safe for occupation. Subject to the
conditions, officers are satisfied that the proposal would comply with LLP Policy EN4 in this regard.

7.13

Waste Management

7.13.1 End-use Phase
7.13.1.1 Submission drawings show the building would be provided with 2480L of total refuse and recycling
storage – Lambeth’s waste contractor has confirmed that this is sufficient for the development. Storage
would be located in a dedicated room at ground floor, on the northern side of the proposal. The side
access grants unobstructed and level access to present waste for kerbside collection, as per the existing
arrangement. The retained dropped kerb will allow for collection without damaging wheels to containers.
Condition 36 is recommended to ensure the development is built and operated in compliance with the
waste arrangement shown on plans.
7.13.2 Construction Waste
7.13.2.1 London Plan 2021 Policy SI 7 requires that 95 per cent of construction and demolition waste should be

reused, recycled or recovered and 95 per cent of excavation waste should be put to beneficial use.
Disposal of construction, demolition and excavation (CD&E) waste in landfill should only take place
where it has been demonstrated that alternative, more sustainable fates are not feasible. Condition 7
is recommended to secure details of how the proposal will comply with this requirement.

7.14

Employment and Training

7.14.1 LLP Policy ED15 (Employment and training 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. This includes the submission of a site-specific Employment and Skills Plan (ESP),
which will be secured as part of the S106 agreement. The ESP would secure the following:
•

The developer will work with the Council or its nominated agent and use all reasonable
endeavours to secure a minimum of 25 per cent of all jobs created during the construction phase
of the development

7.14.2 The SPD makes an allowance for the above to be provided through a financial contribution, should the
Council be satisfied that circumstances specific to the scheme show that direct provision is not feasible.
7.14.3 In addition, the SPD seeks a financial contribution which helps support help train and support those
sections of the Lambeth workforce that are furthest from employment to enable them to access newly
created employment opportunities which arise from the development. The development results in a
£86,389 contribution, which (in addition to the ESP) will be secured within the S106 agreement. An
Employment and Skills Plan will also be required and secured in the s106 legal agreement; this will relate
only to the construction phase of the development as the small uplift in end-use jobs will be taken up by
volunteer members of the mosque’s community and workers with specialist knowledge of Islam.

7.15

Fire Safety

7.15.1 As required by London Plan Policy D12, a Fire Statement which is produced by an independent and
accredited specialist has been submitted. Officers have undertaken an assessment on the document’s
compliance with the requirements of Policy D12 in Table 9, below.

London Plan Policy D12B Requirements

Fire Statement Response

1) the building’s construction: methods, products
and materials used, including manufacturers’
details

Wall and ceiling linings will meet the
recommendations within Building Control’s
Fire Safety approved document and fire doors
would be provided.

2) the means of escape for all building users:
suitably designed stair cores, escape for
building users who are disabled or require level
access, and associated evacuation strategy
approach

The evacuation strategy will warn all
occupants to leave the building immediately
through the nearest safe fire exit route. The
building would have multiple means of escape
staircases, with escape exits being
emergency lighted. All points within the
building are less than the 18m maximum
distance to an escape point as recommended
by of Approved Document B.

3) features which reduce the risk to life: fire alarm
systems, passive and active fire safety
measures and associated management and
maintenance plans

The building would be fitted with fire alarms
which interact with automatic door releases (to
compartmentalise the building) and automatic
opening vents. Alarms would be tested and
maintained in accordance with Building
Regulations standards. Portable fire fighting
equipment would be provided at main
entrance/exits, fire exits and along fire exit
routes.

4) access for fire service personnel and equipment:
how this will be achieved in an evacuation
situation, water supplies, provision and
positioning of equipment, firefighting lifts, stairs
and lobbies, any fire suppression and smoke
ventilation systems proposed, and the ongoing
maintenance and monitoring of these

The vast majority of the building will be fitted
with smoke detection. The building also
employs automatic smoke vents. The building
is less than 18m in height and a fire-fighting
core is therefore not required – stairs would
comply with minimum firefighting widths. The
building would be 46m from a public mains
point. A dry fire main and risers are not
proposed – Building Control officers have
advised that this should be considered and
likely implemented, but that this can be
addressed when an application is formally
made for Building Regulations approval.

5) how provision will be made within the curtilage
of the Site to enable fire appliances to gain
access to the building

An emergency vehicle will be able to access
the Site within the courtyard area.

6) ensuring that any potential future modifications
to the building will take into account and not
compromise
the
base
build
fire
safety/protection measures.

Statutory records of the key fire safety
components will be available on-site and
maintained for the of the building. Where
changes are made to the building as a result
of refurbishment or new projects, these will be
reviewed and updated by the Fire Safety
Officer.

Table 9 Assessment of Fire Strategy

7.15.2 The council’s Building Control (BC) department are supportive of the document, noting that a dry riser
should be included but that this matter can be dealt with as part of a Building Regulations application,
where a more detailed assessment will be made. BC officers are confident that this can easily be
integrated into the scheme without any impact on the external appearance of the building. Officers are
satisfied that the submitted Fire Statement provides sufficient information for planning stage and
recommend Condition 31 is imposed on the planning permission to ensure that the strategy is
implemented, and the development is carried out in accordance with this document.

7.16

Planning Obligations and CIL

7.16.1 LLP Policy D4 and Annex 9 set 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 (2018).

7.16.2 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).
7.16.3 The proposed obligations to be secured through the S106 Agreement are as follows:

Item

Details

Sustainability

•

Carbon offsetting contribution to attain carbon neutral
on site (to be calculated at design-stage)

Employment and Skills Contribution

•

Employment and Skills Plan (covering construction
phase)
£86,389 financial contribution

•
•

Transport and Accessibility

•
•

Other

•

Development secured as car parking permit
free
£3,800 Travel Plan monitoring contribution
Community Management Plan securing the use of
the relevant ancillary facilities for the wider
community
Monitoring fee (capped at 5% of total financial
obligations)

Table10 Planning Obligations

7.16.4 If the application is approved and the development is implemented, it may be exempt from liability to pay
Lambeth Community Infrastructure Levy (CIL). The developer should engage with council’s CIL team to
discuss exemptions at the earliest opportunity.
7.16.5 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.
7.16.6 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.

8

EQUALITY DUTY AND HUMAN RIGHTS

8.1

In line with the Public Sector Equality Duty the council must have due regard to the need to eliminate
discrimination and advance equality of opportunity, as set out in section 149 of the Equality Act 2010. In
making this recommendation, regard has been given to the Public Sector Equality Duty and the relevant
protected characteristics (age, disability, gender reassignment, pregnancy and maternity, race, religion or
belief, sex, and sexual orientation).

8.2

In line with the Human Rights Act 1998, it is unlawful for a public authority to act in a way which is
incompatible with a Convention right, as per the European Convention on Human Rights. The human
rights impact have been considered, with particular reference to Article 1 of the First Protocol (Protection
of property), Article 8 (Right to respect for private and family life) and Article 14 (Prohibition of
discrimination) of the Convention.

8.3

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

9

PLANNING BALANCE AND CONCLUSION

9.1

Compliance with the Development Plan

9.1.1

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. Under s70(2)
of the Town and Country Planning Act 1990, the decision-maker needs to have regard to the provisions
of the development plan and any other material considerations.

9.1.2

When considering whether there is a departure from the development plan, the policies comprising the
development plan need to be looked at as a whole.

9.1.3

The proposal is for a sui generis development as an Islamic Cultural Centre. The proposed Cultural Centre
would provide improved worshipping facilities in comparison to the existing mosque, in compliance with
LLP Policy S1, and would also include a wider set of facilities which are accessible to the wider community
and encourage social inclusion as required by LLP Policy S2.

9.1.4

The building utilises a red sandstone and red brick material finish, which is a harmonious match to
surrounding buildings and reflects the use of stone for other places of worship in the locality. The design
would maintain the existing building line on Mitcham Lane and would break up the massing with multiple
projecting elements, glazing and decorative fritting. The design is a positive response to the Site’s context
and a high quality of design finish would be ensure by recommended planning conditions.

9.1.5

The development would not have an unacceptable impact on the residential amenity of any surrounding
properties. The design reduces the massing in areas which are near residential properties and
fenestration would not be angled towards sensitive locations or result in any unacceptable overlooking of
neighbouring sites. There would be no unacceptable impact on the loss of daylight and sunlight (to
properties nor to external amenity spaces), privacy, outlook, visual amenity or noise.

9.1.6

Noting the recent CPZ established in the local area and the survey figures on worship attendees and
transport methods, the proposal would not have an unacceptable impact on local parking stress. The
proposal would encourage sustainable travel through on-site facilities and the implementation of the
submitted Travel Plan. The development would also be secured as business car parking permit free.

9.1.7

The building would be secured as net zero carbon and would incorporate a substantial green roof and
photovoltaic panels to utilise sustainable energy generation. The proposal is also considered to be
acceptable in terms of its, flood risk mitigation, waste storage provision and site security

9.1.8

The application therefore complies with applicable policies regarding land use, design, residential
amenity, transport impacts, public safety and environmental impacts.

9.1.9

The proposal would result in the total loss of a building which officers are considering as a non-designated
heritage asset. Due to this loss, the proposal is considered to cause a low degree of less than substantial
harm to the significance of the Streatham High Road and Streatham Hill Conservation Area. To this
extent, the proposal is contrary to LLP Policies Q22 and Q23.

9.1.10 The proposal would result in the net loss of six residential units. LLP Policy H3 seeks to safeguard existing
residential (C3) accommodation and only supports the loss of such accommodation in exceptional
circumstances, none of which apply to the current proposal. The application is contrary to Policy H3 and
officers consider this to result in a departure from the development plan.

9.1.11 Taking the development plan as a whole, officers consider that it is not complied with because of the loss
of the existing residential units.
9.2

Other Material Considerations

9.2.1

Officers have noted the loss of a building being considered as a non-designated heritage asset and
identified a low level of ‘less than substantial harm’ to the SHRSH CA, due to the demolition of the
remaining part of the Streatham Fire Station.

9.2.2

It is therefore necessary to assess the proposal in the context of the provisions of the NPPF relating to
heritage harm.

9.3
9.3.1

Public Benefits of the Proposal
The proposal would provide the following public benefits:
Social
• Substantially improved communal worshipping facilities for mosque attendees in comparison to
the existing poor facilities
• Additional facilities, many of which can be accessible to the local community
Environmental
• Notwithstanding the loss of the fire station, there would be an overall improved sense of
enclosure, improved architectural integrity on the frontage
• The active ground floor will deliver improved legibility and natural surveillance
• The proposed building would achieve a high level of sustainability and carbon emissions
reductions in excess of London Plan requirements
Economic
• An employment and Skills contribution of £86,389 and the provision of construction-stage jobs
to the local workforce

9.4

Heritage Harm and Compliance with the Tests in the NPPF

9.4.1

As explained earlier in the report, where harm to the significance of a designated heritage asset arises
that harm must be given considerable importance and weight in order for the local planning authority to
discharge its statutory duties, and to apply the relevant parts of the NPPF.

9.4.2

In officers’ view, the degree of harm to the significance of the Streatham High Road and Streatham Hill
Conservation Area is a low level of less than substantial harm, for the reasons explained earlier in the
report. In officers’ assessment, giving the level of harm they have identified considerable importance and
weight, the public benefits listed above are sufficient to outweigh that harm and the proposal therefore
accords with Paragraph 202 of the NPPF.

9.4.3

Paragraph 203 of the NPPF states that “a balanced judgement will be required having regard to the scale
of any harm of loss and the significance of the heritage asset” in relation to non-designated heritage
assets. The proposal would result in the complete loss of the existing old fire station, which is being
considered as a non-designated heritage asset within this assessment; however, this report has noted in
Paragraphs 7.3.4.4. – 7.3.4.19 the reasons for which the building is considered to provide only ‘limited
architectural interest and of limited historic interest’. Noting this and the public benefits of the proposal,
the latter are considered to outweigh the harm. Condition 41 is recommended to secure a schedule of
photographs of the existing old fire station’s interior and exterior to preserve any items of potential historic
interest.

9.4.4

If Members disagree with officers’ assessment in this respect, they must first identify the degree of harm
to the significance of any affected designated assets. If they were to come to a view that there would be
substantial harm or total loss of the significance of a designated heritage asset, consent should be
refused, unless it is demonstrated that the substantial harm or total loss is necessary to achieve
substantial public benefits that outweigh the identified harm or loss (NPPF Paragraph 201).

9.4.5

If Members come to a view that there would be less than substantial harm to the significance of the
Streatham High Road and Streatham Hill Conservation Area but that the level of harm is greater than that
identified by officers, Members should weigh the harm they have identified against the public benefits of
the proposal ensuring that they give considerable importance and weight to the harm in that balancing
process. If Members were to consider that there was less than substantial harm to any other designated
heritage asset, they would need to follow the same approach of identifying the level of harm and balancing
it against the public benefits whilst giving the necessary weight to the instance(s) of harm, in accordance
with paragraph 202 of the NPPF.

9.5

Departure from the Development Plan

9.5.1

As previously noted in this report, the existing residential units would not meet current policy requirements
and are not of good quality. The units are located within the existing mosque site which raises serious
concerns in relation to their access (which is partially shared with the public mosque access), security,
management/upkeep costs and the residential amenity impacts associated with living within a communal
building.

9.5.2

The public benefits identified above are considered by officers to be a material consideration that
outweighs the loss of the residential units safeguarded by LLP Policy H3, having regard to the nature and
extent of those benefits and to the particular nature of the residential accommodation that would be lost
in this case.

9.6

Summary

9.6.1

The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. The identified public benefits outweigh the less than
substantial harm identified to the significance of the Streatham High Road and Streatham Hill
Conservation Area giving that harm considerable importance and weight, and the loss of the old
Streatham Hill fire station which is being assessed as a non-designated heritage asset within this report.
Those public benefits are also considered to amount to material considerations that are sufficient to
outweigh the non-compliance with the development plan arising from the loss of the existing residential
accommodation and justify the grant of planning permission contrary to the development plan.

9.6.2

Officers consider therefore that subject to appropriate conditions and obligations secured through a S106
legal agreement the planning application should be approved.

10

RECOMMENDATION
1. Resolve to grant conditional planning permission subject to the completion of an agreement under Section
106 of the Town and Country Planning Act 1990 (as amended) containing the planning obligations listed
in this report.
2. Agree to delegate authority to the Director of Planning, Transport and Sustainability to:
•
•

Finalise the recommended conditions as set out in this report, addendums and/or PAC minutes;
and
Negotiate, agree and finalise the planning obligations as set out in this report, addendums and/or
PAC minutes pursuant to Section 106 of the Town and Country Planning Act 1990 (as amended).

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 6 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

Your Ref:

Our Ref: 18/01093/FUL

Mr Waseem Nisar.
c/o Mr Umair Waheed
South London Islamic Centre
8, Mitcham Lane
LONDON
SW16 6NN

DECISION NOTICE
Dear Waseem Nisar.

TOWN AND COUNTRY PLANNING ACT 1990.
PERMISSION FOR DEVELOPMENT
The London Borough of Lambeth hereby permits under the above mentioned Acts and associated orders the
development referred to in the schedule set out below subject to any conditions imposed therein and in accordance
with the plans submitted, save in so far as may otherwise be required by the said conditions.
In accordance with the statutory provisions your attention is drawn to the statement of Applicant’s Rights and General
Information attached.
Application Number: 18/01093/FUL

Date of Application: 08.03.2018

Date of Decision:

Proposed Development At: 8 Mitcham Lane, London, SW16 6NN

For:
Redevelopment of site involving the demolition of existing buildings with part retention of annexe and the erection of
a 4 storey building (plus basement) containing an Islamic Cultural Centre for religious, educational, community and
leisure use, (including a gym, nursery, conference facilities, retail and cafe unit) and 3 no. parking spaces.
DEPARTURE FROM THE DEVELOPMENT PLAN (POLICY H3 OF THE LAMBETH LOCAL PLAN 2021)
Approved Plans
Air Quality Assessment, dated 1/6/2018; BREEAM NC 2014 ASSESSMENT SUMMARY; Community Use Management
Plan v3; Daylight and Sunlight Report, dated 11/6/2021; Delivery and Servicing Management Plan v2; Design Appraisal;
Design Appraisal Addendum, dated 1/8/2021; Design, Access and Sustainability Statement Rev D; Draft Demolition and
Construction Management Plan v2; Fire Strategy, dated 29/2/2020; 18067-6001-C; Green Roof Specifications; Ground

Movement Report; Heritage Statement, dated 23/4/2020; Noise Impact Assessment, dated 29/6/2010; Planning
Statement, dated 2/6/2020; Response to Lambeth Council Highways Comments, dated 1/9/2020; Urban Greening
Factor Calculations; Transport Assessment v2; Travel Plan v2; Visitor Management Plan v3; Email from Agent, dated
2/11/2020; 786/SL/SU-000 A; 786/SL/SU-001 A; 786/SL/SU-100; 786/SL/SU-101; 786/SL/SU-102; 786/SL/SU-103;
786/SL/SU-104; 786/SL/SU-105; 786/SL/SU-106; 786/SL/SU-201; 786/SL/PP-010 A; 786/SL/PP-100 A; 786/SL/PP-101
A; 786/SL/PP-102; 786/SL/PP-103; 786/SL/PP-104; 786/SL/PP-105 A; 786/SL/PP-105 A (drainage locations);
786/SL/PP-106 A; 786/SL/PP-107 A; 786/SL/PP-108 A; 786/SL/PP-109 A; 786/SL/PP-110 A; 786/SL/PP-111 A;
786/SL/PP-112 A; 786/SL/PP-201 A; 786/SL/PP-202 A; 786/SL/PP-203; 786/SL/PP-204; 786/SL/PP-205; 786/SL/SU000 A; 786/SL/SU-001. 15 - 171/01.
Conditions
Time Limited Permission
1. The development to which this permission relates must be begun no later than three years from the date of this
decision notice.
Reason: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990.

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

Basement hydrogeological risk assessment
3. No development shall take place until a Basement Impact Assessment considering Flooding, groundwater flows and
the effects on neighbouring structures including historic structures has been submitted to and approved in writing by
the Local Planning Authority. The statement shall be carried out by a suitably qualified person and shall include details
regarding:
a. Detailed site-specific analysis of hydrological and geotechnical local ground conditions;
b. Analysis of how the excavation of the basement may impact on the water table and any ground water floor,
whether perched water is present and confirmation of estimates of ground water flow rates and potential
mounding effects
c. Details of how flood risk, including risk from groundwater and surface water flooding has been addressed in
the design, including details of any proposed mitigation measures;
d. Details of measures proposed to mitigate any risks in relation to land instability from any unacceptable ground
water flows identified;
e. Demonstration of how cumulative and seasonal effects have been considered;
f. A comprehensive non- technical summary document of the assessments provided and information submitted
against (a) to (e) of this condition.
Reason: Development must not commence before this condition is discharged to avoid hazard in relation to land
instability and increased flood risk caused by the basement excavation (Paragraph 121 of the National Planning Policy
Framework (2021) and Policy EN5 of the Lambeth Local Plan (2021).

Ground Contamination
4. A) No above ground development shall commence until the following components of a scheme to deal with the risks
associated with contamination of the site have been submitted to and approved in writing by the local planning
authority:

a) A site investigation scheme based on previous findings to provide information for a detailed assessment of
the risks, to all receptors, including those off-site; that may be affected,
b) The site investigation results and the detailed risk assessment resulting from i);
c) An options appraisal and remediation strategy giving full details of the remediation measures required and
how they are to be undertaken;
d) A verification plan providing details of the data that will be collected in order to demonstrate that the works
set out in iii) are complete and identifying any requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action.
The development shall thereafter be implemented in accordance with the details and measures approved.
B) Prior to occupation of any part of the development, a verification report demonstrating completion of the works set
out in the approved remediation strategy and the effectiveness of the remediation shall be submitted to and approved
in writing by the local planning authority. The report shall include results of sampling and monitoring carried out in
accordance with the approved verification plan to demonstrate that the site remediation criteria have been met. It shall
also include any plan (a “long-term monitoring and maintenance plan”) for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action, as identified in the verification plan, and for the reporting of
this to the local planning authority.
C) If, during development, contamination not previously identified is found to be present at the site then no further
development shall be carried out until the developer has submitted and obtained written approval from the Local
Planning Authority for, an amendment to the remediation strategy detailing how this unsuspected contamination will
be dealt with.
Reason: Development must not commence before relevant parts of this this condition are discharged to safeguard
future users or occupiers of this site and the wider environment, including groundwater, from irreversible risks
associated with the contaminants which are present by ensuring that the contaminated land is properly treated and
made safe before development. Depending on the outcome of any ground investigation and subsequent risk
assessment, it may be necessary for remediation to be carried out. If this is the case, it will be necessary to
demonstrate that any work has been carried out effectively and the environmental risks have been satisfactorily
managed (Policy EN4 of the Lambeth Local Plan (2021).

Construction Air Quality Management
5. 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 Medium Risk sites set out in Appendix 7 of the Control of Dust and Emissions
during Construction and Demolition SPG 2014 for earthworks, construction, trackout and demolition. Both ‘highly
recommended’ and ‘desirable’ measures should be included. The AQDMP can form part of the Construction
Environmental Management Plan (CEMP).The AQDMP shall include the following for each relevant phase of work
(demolition, earthworks, construction and trackout):
a) A summary of work to be carried out;
b) Proposed haul routes, location of site equipment including supply of water for damping down, source of
water, drainage and enclosed areas to prevent contaminated water leaving the site;
c) Inventory and timetable of all dust and NOx air pollutant generating activities;
d) List of all dust and emission control methods to be employed and how they relate to the Air Quality (Dust)
Risk Assessment;
e) Details of any fuel stored on-site;
f) Details of a trained and responsible person on-site for air quality (with knowledge of pollution monitoring
and control methods, and vehicle emissions);
g) Summary of monitoring protocols and agreed procedure of notification to the local authority; and
h) A log book for action taken in response to incidents or dust-causing episodes and the mitigation measure
taken to remedy any harm caused, and measures employed to prevent a similar incident reoccurring.

No demolition or development shall commence until all necessary pre-commencement measures described in the
AQDMP have been put in place and set out on site. The demolition and development shall thereafter be carried out
and monitored in accordance with the details and measures approved in the AQDMP.
Reason: Development must not commence before this condition is discharged to manage and mitigate the impact of
the development on the air quality and dust emissions in the area and London as a whole, and to avoid irreversible
and unacceptable damage to the environment (Policy SI1 of the London Plan (2021), Policy T7 of the Lambeth Local
Plan (2021) and the London Plan SPGs for Sustainable Design and Construction and Control of Dust and Emissions
during Construction and Demolition).

Method of Construction Statement
6. No demolition or development shall commence until full details of the proposed construction methodology, in the form
of a Demolition and Construction Method Statement, have been submitted to and approved in writing by the local
planning authority. The Demolition and Construction Method Statement shall include details regarding:
a.
b.
c.
d.
e.
f.
g.
h.
i.

A description of the construction and demolition programme which identifies
activities likely to cause high levels of noise or dust;
Detailed Site logistics arrangements;
The notification of neighbours with regard to specific works;
Advance notification of road closures;
Details regarding parking, deliveries, and storage;
Details regarding dust mitigation;
Details of measures to prevent the deposit of mud and debris on the public highway;
Details of a temporary lighting strategy, including details of temporary lighting of all public areas and buildings
showing acceptable positioning and levels of glare;
j. Any measures to mitigate the impact of demolition and construction upon the function and safety of the
surrounding area for cyclists;
k. Any other measures to mitigate the impact of construction upon the amenity of the area and the function and
safety of the highway network.
l. Measures to mitigate the impact of construction on the amenity of the area and safety of the highway network;
and
m. Communication procedures with the LBL and local community regarding key construction issues –
newsletters, fliers etc.
The demolition and development shall thereafter be carried out in accordance with the details and measures approved
in the Demolition and Construction Method 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
(Policy T7 of the London Plan (2021) and Policies Q2 and T7 of the Lambeth Local Plan (2021)).

Construction Waste Management Plan
7. Prior to commencement of any development (including demolition), the applicant shall submit a comprehensive Site
Wide Waste Management Plan (SWMP) for written approval by the local planning authority demonstrating how waste
from demolition and construction will be minimised and dealt with giving due regard to the waste hierarchy, with
minimal (target of less than 5 per cent by weight) disposal to landfill. The development shall thereafter be carried out
in accordance with the SWMP.
Reason: In order to reduce the environmental impact of demolition and construction (SI7 of the London Plan (2021)
and Policy EN7 of the Lambeth Local Plan (2021)).

Surface Water Drainage System
8. No development shall commence on site until a detailed design for the surface water drainage system and associated
pipework presented in the Flood Risk Assessment and Surface Water Drainage Design Report (Document No.:
18067-6001-C, Date: Dec 2020) has been submitted to and approved in writing by the Local Planning Authority. The
scheme for the surface water drainage shall be carried out in accordance with the approved details prior to the
commencement of the use of the building hereby approved, and shall be maintained as such for the duration of the
development.
Reason: To ensure the development is provided with a satisfactory means of drainage and in the interests of securing
a more sustainable development and to reduce the impact of flooding both to and from the development and third
parties (Policies EN5 and EN6 of the Lambeth Local Plan (2021) and Policies SI 12 and SI 13 of the London Plan
(2021)).

Detailed Construction Drawings
9. Notwithstanding the approved plans, prior to the commencement of any above ground works, and notwithstanding
the details shown on the drawings hereby approved, detailed construction drawings of all external elevations (at scale
1:10) including the following items shall be submitted to and approved in writing by the local planning authority. A
façade mock-up including brick panel samples should be constructed on site for design officers to view. The mock-up
should show a typical window, reveal, arch and balustrade. The development shall not be carried out other than in
accordance with the approved details unless otherwise agreed in writing by the local planning authority.
a. Detailed elevations;
b. A schedule of materials detailing all external materials and any RAL colour where relevant,
including the façade behind the green wall and PV panels;
c. 1:20 façade section should be provided which shows individual bricks comprising a typical
window reveal. The section should also specify the depth of setback between the main façade
and columns and setback horizontal bands;
d. Details of windows (including technical details, opening methods, elevations, reveal depths,
plans and cross sections);
e. Details of entrances, canopies and doors (including technical details, elevations, surrounds,
reveal depths, letter boxes, plans and sections);
f. Details of shop front (including integrated security measures; inclusion of property number);
g. Details of roof treatments, cills and parapets;
h. Details of rainwater goods (including locations and fixings);
i. Details of boundary treatments including external walls, and internal and external fences and
gates;
j. Details of hard landscaping;
k. Details of external furniture, lighting and ramps;
l. Details of any ground floor security measures to Mitcham Lane, including security shutters or
grilles;
m. A signage plan for the development.
Reason: To ensure that the external appearance of the building is satisfactory and has an acceptable impact on the
surrounding heritage assets, and to protect the privacy of adjoining occupiers (Policies Q2, Q5, Q7, Q16, Q20 and
Q22 of the Lambeth Local Plan (2021)).

Carbon Emissions
10. A) Prior to the commencement of above ground works, Design Stage SBEM calculations as an output of the National
Calculation Method should be submitted to and approved in writing by the Local Planning Authority demonstrating
that the development will achieve at least a 35% reduction in carbon emissions over that required by Part L of the
Building Regulations 2013. The development should also achieve 15 per cent through energy efficiency measures at
the ‘Be Lean’ stage of the Energy Hierarchy or provide acceptable justification if this cannot be achieved.

B) Prior to first occupation of the development, as Built SBEM calculations as an output of the National Calculation
Method should be submitted to and approved in writing by the local planning authority demonstrating that the
development has achieved at least a 35 per cent reduction in carbon emissions over that required by Part L of the
Building Regulations 2013. The development should also achieve 15 per cent through energy efficiency measures at
the ‘Be Lean’ stage of the Energy Hierarchy or provide acceptable justification if this cannot be achieved.
Reason: To ensure that the development has an acceptable level of sustainability and it makes the fullest contribution
to minimising carbon dioxide emissions (Policies SI 2 and SI 3 of the London Plan (2021) and Policy EN4 of the
Lambeth Local Plan (2021)).

Security Management Risk Assessment
11. Prior to the commencement of above ground works, a Security Management Risk Assessment shall be submitted to
and approved in writing by the Local Planning Authority. The document shall conduct an assessment of the risk to the
proposed building, including the following:
The development shall be carried out in accordance with the conclusions of the assessment and maintained as such
for the lifetime of the development.
a. A full and detailed risk assessment to understand any potential threat to the building
b. Dynamic lockdown capability
c. Any risks associated with glazing
d. Risks associated with mass egress of crowds onto public highway
Reason: To ensure the development is resilient to terrorism and protect the public (Policy Q3 of the Lambeth Local
Plan).

BREEAM – Design Stage
12. Within six months of work starting onsite, a BREEAM Design Stage certificate and summary score sheet shall be
submitted to and approved in writing by the local planning authority demonstrating that a rating of ‘Excellent’ can be
achieved.
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)).
Cycle Parking
13. Prior to the commencement of the use of the building hereby permitted, details of the provision to be made for the
cycle parking, shall be submitted to and approved in writing by the local planning authority. The cycle parking shall
thereafter be implemented in full in accordance with the approved details before the use hereby permitted commences
and shall thereafter be retained solely for its designated use.
Reason: To ensure adequate cycle parking is available on site and to promote sustainable modes of transport
(Policies T1, T3 and Q13 of the Lambeth Local Plan (2021) and Policy T5 of the London Plan (2021)).

Air Quality Neutral Assessment
14. Prior to commencement of above ground development an Air Quality Neutral Assessment in accordance with the
GLA Sustainable Design And Construction Supplementary Planning Guidance must be undertaken and submitted to
the local planning authority for approval in writing. Where Air Quality Neutral benchmarks cannot be met a scheme of
mitigation must be submitted which includes on site mitigation that is part of the proposed development and may also
include off-site offsetting. The details as approved shall be implemented prior to occupation of the development and
thereafter be permanently retained.

Reasons: To minimise increased exposure to existing poor air quality and make provision to address local problems
of air quality (London Plan (2021) Policy SI1, and the London Plan SPGs for Sustainable Design and Construction
and Control of Dust and Emissions during Construction and Demolition).

Overheating
15. Prior to the commencement of above ground works of the development hereby approved, a statement should be
submitted to and approved in writing by the local planning authority confirming the overheating analysis demonstrates
that two criteria from the CIBSE TM52 have been met.
Reason: To ensure that the development has an acceptable level of sustainability (Policy EN4 of the Lambeth Local
Plan (2021) and Policy SI 4 of the London Plan (2021)).

Venue Management Plan
16. Prior to any use of the development hereby permitted, a Venue Management Plan shall be submitted to and agreed
in writing by the Local Planning Authority. This should include but not be limited to, management responsibilities
during all operating hours, measures to control noise and disturbance, playing of music or other amplified sound,
control of ancillary buildings during Friday prayers and minimising the effects of patrons coming and going from the
site including any mass exit or waiting on the public footpath. Where any management practices give rise to reported
concerns of impact to local amenity received by the operator or London Borough of Lambeth, this must be brought to
the attention of the Local Planning Authority and any necessary changes to the management plan implemented to
the satisfaction of the Local Planning Authority.
Reason: To protect the amenities of adjoining occupiers and the surrounding area, and to maintain acceptable
pedestrian manoeuvrability (Policies Q2, Q3, T1 and T2 of the London Borough of Lambeth Local Plan (2021)).

Building Services Plant
17. The uses hereby permitted, or the operation of any building services plant, shall not commence until an assessment
of the acoustic impact arising from the operation of all internally and externally located plant has been submitted to
and approved in writing by the local planning authority.
The assessment of the acoustic impact shall be undertaken in accordance with BS 4142: 2014 (or subsequent
superseding equivalent) and current best practice and shall include a scheme of attenuation measures to ensure the
rating level of noise emitted from the proposed building services plant is 5dB less than background.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the London Borough
of Lambeth Local Plan (2021) and Policy D14 of the London Plan (2021)).

Noise Assessment
18. The use hereby permitted, or the operation of any building services plant, shall not commence until a post-installation
noise assessment has been carried out to confirm compliance with the noise criteria. The scheme shall be
implemented in accordance with the approved details and attenuation measures, and they shall be permanently
retained and maintained in working order for the duration of the use and their operation.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the London Borough
of Lambeth Local Plan (2021) and Policy D14 of the London Plan (2021)).

Urban Greening

19. Prior to the commencement of use of the building hereby permitted, evidence shall be submitted to and approved in
writing by the local planning authority to validate the measures at the as built stage to demonstrate that all reasonable
endeavours have been made in order to achieve an urban greening factor of 0.3 or more on the site.
Reason: To ensure that the development has an acceptable level of sustainability (Policies EN1 and EN4 of the
Lambeth Local Plan (2021) and Policy G5 of the London Plan (2021)).

Water Efficiency
20. Prior to the commencement of use 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 EN4 of the Lambeth Local Plan and Policy SI 5 of
the London Plan (2021)).

Green Roofs
21. Prior to the first occupation of the residential units hereby permitted, a detailed specification of the sedum/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 sedum/green roof, together
with details of their anticipated routine maintenance and protection. The sedum/green roof shall only be installed and
thereafter maintained in accordance with the approved details.
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 either this planting shall be replaced in the next planting season with
planting of a similar size and species, or otherwise the green roof shall be entirely removed from the site.
Reason: To ensure that the development has an acceptable level of sustainability (Policy EN4 of the Lambeth Local
Plan (2021) and Policy G5 of the London Plan (2021)).

Green Roof Drainage
22. Prior to the commencement of any of the uses hereby permitted, a management and maintenance plan of the final
surface water management system and associated pipework shall be submitted and approved in writing by the Local
Planning Authority. The plan must consider the management and maintenance for the lifetime of the development,
which shall include the arrangements made to secure the operation of the scheme. The approved plan shall be
implemented in full in accordance with the approved details.
Reason: To ensure sufficient drainage and sustainability, and to ensure there are clear arrangements in place for
ongoing maintenance over the lifetime of the development (Policies EN4 and EN5 of the Lambeth Local Plan (2021)
and Government ministerial statement HCWS161)

Photovoltaic Panels
23. Prior to the commencement of above ground works, a scheme showing the siting, size, number and design of the
photovoltaic (PV) arrays, including cross sections of the wall of the building with the equipment in situ, shall be
submitted to and approved in writing by the local planning authority. The development shall thereafter be completed
in strict accordance with the approved details.
Reason: To safeguard the appearance of the completed development and to ensure that the development has an
acceptable level of sustainability (Policies Q2, Q7, Q8, Q22 and EN4 of the Lambeth Local Plan (2021)).

Travel Plan
24. Prior to the commencement of the use of the building hereby permitted, a Travel Plan for the development shall be
submitted to and approved in writing by the Local Planning Authority. The measures approved in the Travel Plan shall
be implemented prior to the use commencing and shall be so 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), Policies D4, T1 and T7 of the Lambeth Local Plan (2021).

PV Panels
25. Prior to the commencement of use of the development hereby approved, a scheme showing the siting, size, number
and design of the photovoltaic (PV) arrays, including cross sections of the roof of the building with the equipment in
situ, shall be submitted to and approved in writing by the Local Planning Authority. The development shall thereafter
be completed in strict accordance with the approved details
Reason: To ensure that the development has an acceptable level of sustainability (Policy EN4 of the Lambeth Local
Plan (2021) and Policy SI2 of the London Plan (2021)).

External Lighting Scheme
26. Prior to the commencement of use of the development hereby approved, 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. 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 GN01:2011.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of adjoining occupiers
and of the area generally (Policy Q2 of the Lambeth Local Plan (2021)).

Graffiti Resistant Building
27. Notwithstanding the submitted plans, prior to the commencement of the use of the building hereby permitted, the first
2m above ground level of the permitted building’s façade stonework onto Mitcham Lane shall be treated with a graffiti
resistant finish and maintained as such for the remainder of the lifetime of the development.
Reason: To ensure the appearance of the development is maintained at a high standard and to protect the character
and appearance of the surrounding conservation area (Policies Q5, Q8 and Q22 of the Lambeth Local Plan (2021)).

Kitchen Extraction and Maintenance
28. The use hereby permitted shall not commence until details and full specifications of kitchen fume extraction and
filtration equipment, and ongoing maintenance plan, have been submitted to and approved in writing by the local
planning authority. The scheme of filtration shall take account of the odour risk as assessed in accordance with
Appendix 3 of the EMAQ Control of Odour and Noise Guidance and where necessary shall include supporting external
and internal elevational drawings and plans of the proposed ventilation layout. The use hereby permitted shall not
commence until the approved details are fully implemented. The approved fume extraction and filtration equipment
shall thereafter be retained and maintained in working order in accordance with the approved details for the duration
of the development.

Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future residential
occupiers or of the area generally (Policy Q2 of the Lambeth Local Plan (2021)).

Flues and Extraction Details
29. The uses hereby permitted shall not commence until details and full specifications of flues extraction and filtration
equipment, and ongoing maintenance plan (including elevational drawings) have been submitted to and approved in
writing by the local planning authority. The use hereby permitted shall not commence until the approved details are
fully implemented. The approved flues, extraction and filtration equipment shall thereafter be retained and maintained
in working order for the duration of the use in accordance with the approved details.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the Lambeth Local
Plan (2021)).

BREEAM – Post Construction
30. Within six months of first occupation of the development hereby approved, a BREEAM Post-Construction
certificate and summary score sheet shall be submitted to and approved in writing by the local planning authority
demonstrating that a rating of ‘Excellent’ has been achieved.
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)).

Fire Statement
31. The development must be carried out in accordance with the provisions of the approved document ‘Fire Statement’
prepared by ATC Fire Safety dated 29/02/2020 unless otherwise approved in writing by the Local Planning Authority.
Reason: To ensure that the development incorporates the necessary fire safety measures in accordance with the
Policy D12 of the London Plan (2021).

Delivery and Servicing Plan
32. Prior to the commencement of the use of the building hereby permitted, a Delivery and Servicing Plan shall be
submitted to and approved in writing by the local planning authority. The use hereby permitted shall thereafter be
operated in accordance with the approved details.
Reason: To avoid obstruction of the surrounding streets and limit the effects of the increase in travel movements
within the locality as well as safeguarding public safety and the amenity of the surrounding area (Policies T1 and T8
of the Lambeth Local Plan (2021) and Policy T7 of the London Plan (2021)).

No External Alterations
33. No plumbing or pipes, other than rainwater pipes, shall be fixed to the external faces of the building unless the prior
written approval of the local planning authority is obtained to any variation, or except where otherwise stated on the
approved drawings.
Reason: To ensure an appropriate standard of design and to protect the character and appearance of the surrounding
conservation area (Policies Q5, Q8 and Q22 of the Lambeth Local Plan (2021)).

Design out Crime

34. The development shall be constructed and operated thereafter to ‘Secured by Design Standards’. Prior to any
occupation of the residential units hereby permitted, and following a satisfactory Secured by Design inspection, a
certificate of accreditation to Secured by Design Standards shall be submitted to the local planning authority for
approval in writing prior to the occupation of the development.
Reason: To ensure that the development maintains and enhances community safety (Policy Q3 of the Lambeth Local
Plan (2021)).

Non-Road Mobile Machinery
35. 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 EN4 of the Lambeth Local
Plan (201) and Policy SI 1 of London Plan (2021)).

Waste Storage
36. Refuse and recycling storage shall be implemented in full accordance with the approved plan ‘786 / SL / PP – 101’
and shall thereafter be retained solely for its designated use.
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).

Car Parking Layout
37. The scheme for parking of vehicles as shown on the submitted plan reference ‘786/SL/PP-101 A’ shall be laid out in
accordance with the details hereby approved and retained permanently thereafter. The development must provide
two (2) disabled parking bay as shown on the submitted plan.
Reason: In order to ensure there is sufficient on-site parking for accessible parking, to encourage sustainable
transport and protect local parking stress levels. (Policies S2, T6 and T7 of the Lambeth Local Plan (2021) and Policy
T6.5 of the London Plan (2021)).

Noise Control
38. Noise from the playing of any live or recorded amplified sound shall not exceed the representative background noise
level measures as a L90 dB(a)5 minute when assessed at the boundary of the nearest noise sensitive commercial
and residential receptors.
Reason: To protect the amenities of future residential occupiers (Policy Q2 of the Lambeth Local Plan (2021)).

Parking Management Plan
39. No part of the development hereby permitted shall be occupied until a Parking Management Plan for the development
has been submitted to and approved in writing by the Local Planning Authority. This shall include details of how the

proposed car parking and other vehicles will be managed to maintain acceptable pedestrian access and avoid conflict
with users of the cycle parking provision.
The provision of car parking shall thereafter be managed solely in accordance with the approved details.
Reason: To prevent the parking and access areas becoming obstructed, to ensure that pedestrian and vehicular
safety is not prejudiced and that sufficient accessible parking spaces are provided (policies T1, T3 and T6 of the
London Borough of Lambeth Local Plan (2021).
Control of Education Uses
40. The proposed areas in education use (identified as the ‘Nursery’, ‘Women’s Area for Teaching’, ‘Resource Area/ Quiet
Study’, ‘Classroom 1’, ‘Classroom 2’, ‘Classroom 3’ and ‘Classroom 4’ on the approved plans) shall only be available
to users of the mosque wihtin the Islamic Cultural Centre hereby approved. No other persons shall use these facilities.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of nearby residential occupiers, ensure
there is no unacceptable impact on the local transport network and protect local parking stress levels, and to protect
the public worship use and avoid any impact on education uses in the local area (Policies S1, S2, T6, T7 and Q2 of
the Lambeth Local Plan (2021).

Photographic Record
41. Prior to the commencement of any development, including any demolition works, a detailed photographic record of
the Edwardian buildings (both inside and out) accompanied by plans of the building marked with photograph locations
shall be submitted to the London Historic environment Record. The photographs shall record all surviving elements
of the Edwardian construction.
Reason: To preserve a record of the building’s period architectural features and historic fabric of the building.

Decentralised Heat Network
42. Prior to the commencement of above ground works documentation should be submitted to the Planning Authority
elaborating on how the development will have the capability to connect to a future planned decentralized network.
This should include plans and schematics of the proposed connection technology.
Reason: To ensure that the development has an acceptable level of sustainability and it makes the fullest contribution
to minimising carbon dioxide emissions (Policies SI 2 and SI 3 of the London Plan (2021) and Policy EN3 of the
Lambeth Local Plan (2021)).

Notes to Applicants:
1. This decision letter does not convey an approval or consent which may be required under any enactment, by-law,
order or regulation, other than Section 57 of the Town and Country Planning Act 1990.
2. Your attention is drawn to the provisions of the Building Regulations, and related legislation which must be complied
with to the satisfaction of the Council's Building Control Officer.
3. Your attention is drawn to the need to comply with the requirements of the Control of Pollution Act 1974 concerning
construction site noise and in this respect, you are advised to contact the Council's Environmental Health Division.
4. You are advised of the necessity to consult the Principal Highways Engineer of the Highways team in order to obtain
necessary prior approval for undertaking any works within the Public Highway including Scaffold,
Temporary/Permanent Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer Connections and
Repairs on the Highways, Hoarding, Excavations, Temporary Full/Part Road Closures, Craneage Licenses etc.

Please to go to http://www.lambeth.gov.uk/business-services-rates-andlicensing/licence-applications/highwayslicences-guide.
5. For information on the NRMM Low Emission Zone requirements and to register NRMM, please visit
http://nrmm.london/
6. Transport for London advise that:
The footway and carriageway on the A216 Mitcham Lane must not be blocked during the development. Temporary
obstructions during the development must be kept to a minimum and should not encroach on the clear space needed
to provide safe passage for pedestrians or obstruct the flow of traffic on the A216 Mitcham Lane.
No skips or construction materials shall be kept on the footway or carriageway on the TLRN at any time. Should the
applicant wish to install scaffolding or a hoarding on the footway whilst undertaking this work, separate licences may
be required with TfL, please see, https://www.tfl.gov.uk/info-for/urban-planning-and-construction/highway-licences
It is understood that a 2m high hoarding will be erected along the perimeter of the site. This will require a separate
Section 172 licence application under the Highways Act 1980 to the Asset Operations team at TfL.
7. The Council will expect any security measures to be fully integrated into the architecture of the building from the outset
of the design process.
8. Your are advised that in Lambeth, contributions for carbon offsetting will be set at £2,850 per tonne of carbon, which
represents £95 per tonne over a period of 30 years.

Appendix 2: List of consultees (statutory and Other Consultees)
Neighbour Notification
1 Doctor Johnson House 1A Babington Road London SW16 6AQ

9A Mitcham Lane London SW16 6LG

1 Streatham Green Streatham High Road London SW16 6HF

9B Mitcham Lane London SW16 6LG

10 Mitcham Lane London SW16 6NN

Basement 16 Mitcham Lane London SW16 6NN

10 Streatham Green Streatham High Road London SW16 6HF

Basement Flat 7 Mitcham Lane London SW16 6LG

10A Mitcham Lane London SW16 6NN

Business 16 Mitcham Lane London SW16 6NN

11 Streatham Green Streatham High Road London SW16 6HF

Business 9 Mitcham Lane London SW16 6LG

12 Streatham Green Streatham High Road London SW16 6HF

Church Of The English Martyrs Mitcham Lane London SW16 6NN

13 Streatham Green Streatham High Road London SW16 6HF

Cottage 1 8 Mitcham Lane London SW16 6NN

14 Streatham Green Streatham High Road London SW16 6HF

English Martyrs Church Hall Mitcham Lane London SW16 6NN

14A Mitcham Lane London SW16 6NN

First And Second Floor Flat 12 Mitcham Lane London SW16 6NN

15 Streatham Green Streatham High Road London SW16 6HF

First And Second Floor Flat 16 Mitcham Lane London SW16 6NN

16 Streatham Green Streatham High Road London SW16 6HF

First And Second Floor Flat 7 Mitcham Lane London SW16 6LG

17 Streatham Green Streatham High Road London SW16 6HF

First Floor 1 Mitcham Lane London SW16 6LG

18 Streatham Green Streatham High Road London SW16 6HF

First Floor Front And Second Floor Flat 37 Fernwood Avenue

1A Mitcham Lane London SW16 6LG

First Floor Rear Flat 37 Fernwood Avenue London SW16 1RD

1B Mitcham Lane London SW16 6LG

Flat 1 43 Fernwood Avenue London SW16 1RD

2 Doctor Johnson House 1A Babington Road London SW16 6AQ

Flat 1 8 Mitcham Lane London SW16 6NN

2 Streatham Green Streatham High Road London SW16 6HF

Flat 2 1 Mitcham Lane London SW16 6LG

270 Streatham High Road London SW16 6HE

Flat 2 43 Fernwood Avenue London SW16 1RD

272 Streatham High Road London SW16 6HE

Flat 2 8 Mitcham Lane London SW16 6NN

274 Streatham High Road London SW16 6HE

Flat 3 43 Fernwood Avenue London SW16 1RD

276 Streatham High Road London SW16 6HE

Flat 3 8 Mitcham Lane London SW16 6NN

278 Streatham High Road London SW16 6HE

Flat A 24 Mitcham Lane London SW16 6NN

280 Streatham High Road London SW16 6HE

Flat A 296 Streatham High Road London SW16 6HG

282 Streatham High Road London SW16 6HE

Flat A 298 Streatham High Road London SW16 6HG

284 Streatham High Road London SW16 6HE

Flat A Cottage 2 8 Mitcham Lane London SW16 6NN

286 Streatham High Road London SW16 6HE

Flat A1 298 Streatham High Road London SW16 6HG

288 Streatham High Road London SW16 6HE

Flat A2 298 Streatham High Road London SW16 6HG

290 Streatham High Road London SW16 6HE

Flat B 24 Mitcham Lane London SW16 6NN

292A Streatham High Road London SW16 6HG

Flat B 296 Streatham High Road London SW16 6HG

292B Streatham High Road London SW16 6HG

Flat B 298 Streatham High Road London SW16 6HG

292C Streatham High Road London SW16 6HG

Flat B Cottage 2 8 Mitcham Lane London SW16 6NN

292D Streatham High Road London SW16 6HG

Flat C 24 Mitcham Lane London SW16 6NN

296 - 298 Streatham High Road London SW16 6HG

Flat C 296 Streatham High Road London SW16 6HG

3 - 3A Mitcham Lane London SW16 6LG

Flat C 298 Streatham High Road London SW16 6HG

3 Doctor Johnson House 1A Babington Road London SW16 6AQ

Flat D 24 Mitcham Lane London SW16 6NN

3 Streatham Green Streatham High Road London SW16 6HF

Flat D 298 Streatham High Road London SW16 6HG

39 Fernwood Avenue London SW16 1RD

Flat E 298 Streatham High Road London SW16 6HG

3B Mitcham Lane London SW16 6LG

Flat F 298 Streatham High Road London SW16 6HG

4 Doctor Johnson House 1A Babington Road London SW16 6AQ

Flat G 298 Streatham High Road London SW16 6HG

4 Streatham Green Streatham High Road London SW16 6HF

Ground Floor 12 Mitcham Lane London SW16 6NN

41 Fernwood Avenue London SW16 1RD

Ground Floor 14 Mitcham Lane London SW16 6NN

45 Fernwood Avenue London SW16 1RD

Ground Floor 18 Mitcham Lane London SW16 6NN

47 Fernwood Avenue London SW16 1RD

Ground Floor 20 Mitcham Lane London SW16 6NN

5 Doctor Johnson House 1A Babington Road London SW16 6AQ

Ground Floor 22 Mitcham Lane London SW16 6NN

5 Mitcham Lane London SW16 6LG

Ground Floor 24 Mitcham Lane London SW16 6NN

5 Streatham Green Streatham High Road London SW16 6HF

Ground Floor 294 Streatham High Road London SW16 6HG

5A Mitcham Lane London SW16 6LG

Ground Floor 7 Mitcham Lane London SW16 6LG

5B Mitcham Lane London SW16 6LG

Ground Floor Flat 37 Fernwood Avenue London SW16 1RD

6 Doctor Johnson House 1A Babington Road London SW16 6AQ

Presbytery 2 Mitcham Lane London SW16 6NN

6 Streatham Green Streatham High Road London SW16 6HF

St Mary's Convent Tooting Bec Gardens London SW16 1QY

7 Doctor Johnson House 1A Babington Road London SW16 6AQ

St Mary's Nursing Home 3 Tooting Bec Gardens London SW16 1QY

7 Streatham Green Streatham High Road London SW16 6HF

The Manor Arms Mitcham Lane London SW16 6LQ

8 Doctor Johnson House 1A Babington Road London SW16 6AQ

Upper Floor Flat 18 Mitcham Lane London SW16 6NN

8 Streatham Green Streatham High Road London SW16 6HF

Upper Floor Flat 20 Mitcham Lane London SW16 6NN

9 Doctor Johnson House 1A Babington Road London SW16 6AQ

Upper Floor Flat 22 Mitcham Lane London SW16 6NN

9 Streatham Green Streatham High Road London SW16 6HF

Upper Floor Flat 294 Streatham High Road London SW16 6HG

Residents Groups
Streatham Society
Streatham Action
Streatham Business Improvement Districts

Statutory Consultees
Environment Agency
Historic England
Metropolitan Police – Design out Crime
Thames Water
Transport for London
Ward Councillors

Internal
Bioregional
Building Control
Conservation & Urban Design
EHST Land Contamination
EHST Noise Pollution
Flooding - SUDS
Planning Policy
Regeneration Team Streatham
Serco Lambeth Waste Team
Sustainability Team On Air Quality
Transport Lambeth

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to SPGs, SPD and
other relevant guidance
London Plan (2021)
D2
D3

Infrastructure requirements for sustainable densities
Optimising site capacity through the design-led approach

D4
D5
D8
D10
D11
D12

Delivering good design
Inclusive design
Public realm
Basement development
Safety, security and resilience to emergency
Fire safety

D14
S1
HC1
G1
G5
G6
SI1

Noise
Developing London’s social infrastructure
Heritage conservation and growth
Green infrastructure
Urban greening
Biodiversity and access to nature
Improving air quality

SI2
SI3
SI4
SI5
SI6
SI7

Minimising greenhouse gas emissions
Energy infrastructure
Managing heat risk
Water infrastructure
Digital connectivity infrastructure
Reducing waste and supporting the circular economy

SI12
SI13
T3
T4
T5
T6

Flood risk management
Sustainable drainage
Transport capacity, connectivity and safeguarding
Assessing and mitigating transport impacts
Cycling
Car parking

T6.5
T7

Non-residential disabled persons parking
Deliveries, servicing and construction

Lambeth Local Plan (September 2021)
D2
Presumption in favour of sustainable development
D4
Planning obligations
D5
H3
ED15
S1
S2
T1

Enforcement
Safeguarding existing housing
Employment and training
Safeguarding existing social infrastructure
New or improved social infrastructure
Sustainable Travel

T2
T3

Walking
Cycling

T4
T6
T7
T9

Public transport infrastructure
Parking
Servicing
Digital connectivity infrastructure

EN1
EN3
EN4
EN5
EN6
Q1

Open Space, green infrastructure and biodiversity
Decentralised energy
Sustainable design and construction
Flood Risk
Sustainable drainage systems and water management
Inclusive environments

Q2
Q3
Q5
Q6
Q7
Q8
Q9
Q12
Q13
Q15

Amenity
Safety, crime prevention and counter terrorism
Local Distinctiveness
Urban design: public realm
Urban design: new development
Design quality: construction detailing
Landscaping
Refuse and recycling
Cycle storage
Boundary treatments

Q20
Q22
Q23

Statutory listed buildings
Conservation areas
Non-designated heritage assets: local heritage list

Regional Guidance and GLA Supplementary Planning Guidance (SPGs)
•

Sustainable Design and Construction SPG (April 2014)

•

Planning for Equality and Diversity in London SPG (2007)

•

Shaping Neighbourhoods - Play and Informal Recreation SPG (2012)

•

London Cycle Design Guide (2014)

Local Guidance and Supplementary Planning Documents (SPDs)
•

Streatham High Road and Streatham Hill Conservation Area Statement (2002)

•

Employment and Skills SPD (2018)

•

Waste & Recycling Storage and Collection Requirements: Technical Specification for Architects &
Developers’ (2013)

•

Refuse & Recycling Storage Design Guide (2013)

•

Waste & Recycling Storage and Collection Requirements (2013)

•

Draft revised S106 planning obligations SPD (2013)

Other Documents
•

The London Fire & Emergency Planning Authority Guidance (LFEPA) Note 29

•

BRE ‘Layout planning for daylight and sunlight. A guide to good practice.’

Appendix 4: Images of the Site

Left: Historical image of the complete fire station prior to damage
Right: image of the present-day fire station

View of the existing Site from the east

Appendix 5: Proposed Floor Plans

Proposed basement plan

Proposed basement plan

Left: proposed first floor. Right: proposed second floor

Left: proposed third floor. Right: proposed roof plan

Appendix 6: St Leonard’s and Streatham Vale West Controlled Parking Zone (CPZ)

Areas within the CPZ

Appendix 7: CGIs of the Proposal

Proposed view from Streatham Green

Proposed materiality of the front elevation

