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ADDRESS:
Denby Court 99 And 109 Lambeth Walk, London SE11
Application Number: 20/04425/RG3
Case Officer: Sean Newton
Ward: Princes
Date Received: 21 December 2020
Proposal: Redevelopment of the site comprising demolition of all existing buildings and structures
and provision of residential dwellings (Class C3) in five buildings ranging between 4 and 11 storeys
(plus plant on roof) together with associated landscaping and infrastructure works (information for
the purpose of consultation: the proposed development provides 141 residential units (50%
affordable), which comprise 45x 1-bed, 84x 2-bed, 7x 3-bed and 5x 4-bed).
Applicant: Homes for Lambeth
Agent: Savills
Drawing Numbers: Refer to draft decision notice attached in Appendix 1
Supporting Documents: Refer to draft decision notice attached in Appendix 1
RECOMMENDATION :
1. Resolve to grant conditional planning permission including a Grampian condition
requiring the completion of an agreement under Section 106 of the Town and Country
Planning Act 1990 (as amended) containing the planning obligations listed in this
report and any direction as may be received following further referral to the Mayor of
London.
2. Agree to delegate authority to the Director of Planning, Transport and Sustainability
to:
a. Finalise the recommended conditions as set out in this report, addendums
and/or PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report,
addendums and/or PAC minutes pursuant to Section 106 of the Town and
Country Planning Act 1990 (as amended).
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Director of Planning,
Transport and Sustainability, having regard to the heads of terms set out in this
report, addendums and/or PAC minutes, to negotiate and complete a document
containing obligations pursuant to Section 106 of the Town and Country Planning
Act 1990 (as amended) in order to meet the requirement of the Planning Inspector.
4. In the event that the Section 106 Agreement is not completed within (six) months of
committee, delegated authority is given to the Director of Planning, Transport and
Sustainability to refuse planning permission for failure to enter into a section 106
agreement for the mitigating contributions identified in this report, addendums
and/or the PAC minutes.

SITE DESIGNATIONS
Relevant site designations:
Protected View/Vista
Adjacent Conservation Area

Parliament Square to Palace of Westminster
Lambeth Walk & China Walk Conservation Area

[Include adjoining designations where relevant, making clear they are adjoining the site.]

LAND USE DETAILS
Site area (ha):

0.51

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

C3

Proposed

E
C3

Floorspace (m2)
(Gross Internal Area)
2,194.04

Temporary
accommodation
Adult Day Centre
Residential

708.36
13,180

RESIDENTIAL DETAILS

Residential
Type

No. of bedrooms per unit (No. Units)

Studio

1

2

3

4

35
(7)

30
(5)

Existing

Affordable
Private/Market
Total

Proposed
On-Site

Low cost
rented (Social
rent/London
Affordable
rent/ )
Intermediate
(London
Shared
Ownership)
Private/Market

18
(9)

60
(20)

10
(5)

Total

Total
Habitable
Rooms
(Total
Units)

Total
N/A
N/A
N/A
143
(41)

143 (41)

51
(17)

61
(22)

61 (22)

62
(31)

141
(47)

203
(78)

203 (78)

90
(45)

252
(84)

35
(7)

30
(5)

407 (141)

Amount (£)
Payment in Lieu of
Affordable Housing
Review Mechanism

N/A
Details/Trigger
Pre implementation within 24 months if not
implemented

ACCESSIBILITY
Number of C3
Units
127
14

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

Car Parking Spaces
(General)

Car Parking Spaces
(Disabled)

Resi

Day Centre

Visitor

Resi

0
0

5
0

0
0

0
5
(additional
9 if
required)

Existing
Proposed

Day
Centre
4
0

Visi
tor
0
0

% of
EVCP

Bike
Spaces

Motorcycle
Spaces

minimum
of 11 (or
20% of
the full
10%
disabled
parking
provision)

260
longstay
5 shortstay

0

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

Lambeth
department
Legal Services

Date Sent
25/02/2022

Date
Received

Report
Cleared
01/03/2022

Comments in
para:
Comments
throughout

EXECUTIVE SUMMARY
The proposal is for the redevelopment of the site comprising demolition of all existing buildings and
structures and provision of new homes (Class C3) in five buildings ranging between 4 and 11 storeys (plus
plant on roof) together with associated landscaping and infrastructure works
The proposal will result in the loss of a day care centre for adults with learning disabilities (Use Class E) and
42 self-contained temporary accommodation (TA) units (sui generis use). The day centre, a community
facility, will be re-provided within new purpose-built facilities at Coburg Crescent, which is currently under
construction. All but three of the 42 TA units have been vacated with those tenants re-housed in alternative
TA accommodation according to each household's circumstances. The remaining 3 households have had
suitable properties identified, with 1 happy with the offer made, 1 undergoing a suitability review, and the
remaining household having their concerns addressed by the voids team.
The development would maximise housing delivery and provide much needed housing, including affordable
homes (50% affordable). The proposal is for 141 new homes comprising 45 x 1-bed, 84vx 2-bed, v7x 3-bed
and v5x 4-bed units. In regard to tenure split the proposal provides 70% low cost rented homes in the form of
London Affordable Rents and 30% intermediate in the form of London Shared Ownership products by unit
(affordable housing by habitable room would provide 75% low cost rented and 25% intermediate). The
proposal is consistent with the Council’s policy requirements on tenure split. Planning obligations would
secure the proposed affordable housing in perpetuity along with the affordable housing products and
associated affordability criteria and review mechanisms.
The proposed blocks fronting the street have 4 storeys facing Fitzalan Street and Lambeth Walk, and 4storeys with a setback 5th storey to Lollard Street. A 10-storey tower is located on the corner of Lambeth
Walk and Lollard Street. An 11.5 storey tower is located behind the lower-rise street frontages in the middle
of the site and overlooking Lambeth Walk open space. The lower-rise blocks fronting Lambeth Walk, Fitzalan
Street and Lollard Street are compatible with the immediate context. The two mid-rise blocks, while taller
than immediately surrounding developments, are considered acceptable because they will be viewed as part
of a coherent urban block within a predominantly post-war context.
When considering the impact of a proposed development on the significance of a designated heritage asset,
great weight should be given to the asset’s conservation (and the more important the asset, the greater the
weight should be). Impacts of the development on designated heritage assets has been assessed and the
results are summarised as follows:
 Statutory listed buildings – Officers consider no harm results to the significance (including settings)
of any statutory listed buildings and therefore the proposal meets the policy test (Lambeth Local Plan
(LLP) Policy Q20);
 Conservation areas - Officers consider no harm results to the significance (including settings) of any
conservation areas and therefore the proposal meets the policy test (LLP Policy Q22); and
 Non-designated heritage assets – Officers consider that no harm would results to the significance
(including settings) of any non-designated heritage asset and therefore the proposal meets the policy
test (LLP Policy Q23)
With regard to the Westminster World Heritage Site, it is acknowledged there would be some loss of a
distant view of the Victoria Tower from the Open Space. The loss of view is considered to result in a low
degree of less than substantial harm to the setting of the World Heritage Site, which must be weighed
against any public benefits from the scheme, as required by paragraph 202 of the NPPF. In this case, the
following public benefits are identified:
Economic
 Benefits to local economy associated with new residents and workers supporting local
businesses
 Would support employment in some form on site:
o direct construction jobs over the construction period
o indirect construction jobs over the construction period
Social




The provision of 141 new homeshomes, of which there will be 63 affordable housing units (204
habitable rooms). This equates to 50% by habitable room.
The relocation of the existing adult day centre facility to a new purpose built building at Coburg
Crescent.

Environmental
 The scheme would increase the biodiversity and urban greening on the site.
 Optimising and delivering sustainable development of brownfield land
Public Realm
• Enhancements to public realm and creation of active frontages
In carrying out of a ‘weighted balancing’ of heritage harm and public benefits, Officers consider that the
above items constitute public benefits that would outweigh the harm from the loss of views of the Victoria
Tower (part of the Westminster World Heritage Site).
All of the new homes would meet relevant standards in terms of size, layout, and adaptability. The proposed
units will achieve good levels of outlook, daylight and sunlight. In addition, the development is inclusive of
generous on-site communal amenity and play space provision.
With regards to neighbouring residential amenity, subject to appropriate conditions, it is considered that the
proposal would not unduly impact upon the amenities of surrounding occupiers. Due to appropriate
separation distances, blocks that step down in height to surrounding properties and the urban context, the
proposed development, would not result in any significant material impact in terms of overlooking or loss of
privacy to neighbouring residential properties, nor would it amount to an unneighbourly relationship with
regard to increased sense of enclosure or overbearing impact.
In respect of daylight and sunlight, given that existing buildings are one or two storeys in height, there is
limited impact on the surrounding neighbouring properties, which will have higher levels of daylight than
could be anticipated for an urban location. The applicant has taken care to design a scheme that on the
whole maintains reasonable separation distances and steps down to its neighbours in height to minimise the
adverse effect though in some instances there are appreciable reductions in daylight. Given these
considerations, and planning benefits of the scheme, on balance the proposal is considered acceptable in
this respect.
The applicant has provided indicative details with regards to hard and soft landscaping with an intention to
provide a balance between amenity and biodiversity. The proposed development would not have a
significant adverse ecological impact and would increase the net biodiversity of the site. Furthermore, it is
indicated that an urban greening factor of 0.4 would be exceeded. Subject to conditions the proposals are
acceptable in this regard.
The development would have an acceptable impact on the highway and transport network. The development
would be car free with occupants not eligible for parking permits. Five (with an additional 9 if required) on-site
disabled parking spaces would be provided with a parking management plan secured by planning obligation.
The scheme would provide a total of 260 long-stay cycle parking spaces, and 4 short stay spaces to meet
London Plan standards. The development would also contribute to improvements to the Local Healthy
Routes network. The development would be suitably mitigated in terms of its impact upon local infrastructure.
Subject to conditions and planning obligations the development would not impact unacceptably upon the
function and safety of the highway network (both pedestrian and vehicular).
Sufficient commitment is made to sustainable design and construction, reducing carbon emissions and the
use of renewable energy technologies. In respect of carbon emission reductions, the residential would result
in a reduction of regulated CO2 by 36% and non-residential by 36.4% both exceeding the minimum 35%
beyond Part L 2013. The remaining regulated carbon dioxide emissions would be off set with a payment to
reduce the emissions to an equivalent of zero secured through a planning obligation. It is estimated that this
will be approximately £293,835 but the final figure will be calculated at the design stage of the development.
Subject to conditions, the development would meet technical requirements in respect of
air quality, flood risk mitigation, wind conditions, waste and recycling and water infrastructure, archaeology.

The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to the conditions set out at
Annex 1 of this report and a section 106 legal agreement to secure the planning obligations set out in section
20 of this report, the planning application should be approved
OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with (1)(i) and (ii) of the Committee’s terms of reference as it relates to a major
application for the provision of more than 10 residential dwellings.
1
THE APPLICATION SITE
1.1 The site comprises of a rectangular piece of land (c.0.5ha) bordered by Lambeth Walk to the west,
Fitzalan Street to the north, Lambeth Walk Doorstep Green to the east and Lollard Street to the south.
The site is essentially formed by two distinct elements (see Figure 1 below). The first, No.109 Lambeth
Walk, occupies the southwestern third of the application site and comprises of an arrangement of
single-storey brick buildings, which has been in use as an adult day care centre. Two small sections of
asphalt surfaced car parking lie to the northwest of the buildings with a private small garden and patio
area located to the southeast; both of which were surrounded by high brick walls.
1.2

The remaining part of the site, No.99 Lambeth Walk (Denby Court), is presently occupied by a series
of 2-storey brick buildings in use as temporary homeless accommodation, although the majority are
now vacant. There are communal areas including soft landscaping between the structures. A number
of paved and often covered walkways link these buildings. The soft landscaped areas have a number
of bushes and shrubs as well as occasional mature trees. A refuse area is located on the northern
side of Denby Court where another access gate is located, leading to Fitzalan Street. A small row of
off-street parking bays are sited just inside the northern extent and this section of the property is
secured by a combination of high brick walls or wooden fencing with further measures such as barbed
wire.

Figure 1 Aerial view of Site (Source: Google Maps)
1.3

The application site is immediately adjacent to the Lambeth Walk & China Walk Conservation Area
(see Figure 2 below). The Lilian Baylis Old School on Lollard Street (to the south) and No 1-9 Newport
Street (to the west) are grade II listed.

Figure 2 The site and its relationship to nearby Conservation Areas
2
THE SURROUNDING AREA
2.1 In terms of the built form, the site is located within a predominantly low scale residential setting,
comprising mostly of blocks of flats but also some Victorian terraced dwellings. The dominant feature
of the area is the Lambeth Walk Open Space, located immediately to the southeast of the site. This is
a large public park with formal playspace and sports pitches.
2.2

The site is bounded by three roads: Lambeth Walk to the northwest, Fitzalan Street to the northeast,
and Lollard Street to the southwest.

2.3

The site has a Public Transport Accessibility Level (PTAL) of 4 (very good). There are 8 bus routes
within approximately 560m of the site and it is approximately 600m southwest of Lambeth North
Underground Station, with Waterloo Station a further 300m north.

3

SITE PHOTOGRAPHS

3.1

Figure 3 View location plan with key – 16 views (illustrated below) looking towards and outwards from
the site (Source: DAS)

4

PROPOSAL
Summary of the Proposal
4.1 The proposal is for the demolition of all existing buildings and the comprehensive redevelopment of
the site comprising:
 Erection of 5 residential buildings ranging from 4-11 storeys;
 141 homes including 50% affordable housing;
 96sqm of gym floorspace;
 Landscaping and public realm works, including private and communal amenity space;
 Car and cycle parking; and
 Associated infrastructure works.
4.2
4.3

Detail of the Proposal
Building Layout/Massing
The proposed layout arranges four of the five buildings around the perimeter of the site to address the
three roads bordering the site, and the fifth, centrally positioned within the site to face Lambeth
Walk Open Space. The proposed frontage blocks are 4 storey facing Fitzalan Street and
Lambeth Walk, and 4- storey with a setback 5th storey on Lollard Street. A 10-storey tower is

located on the corner of Lambeth Walk and Lollard Street. An 11.5 storey tower is located
behind the lower-rise street frontages in the middle of the site and overlooking Lambeth Walk
open space.

4.4

Figure 4 – Existing Heights and Massing (Source: Daylight & Sunlight Report)

4.5

Figure 5 – Proposed Height and Massing (Source: Daylight & Sunlight Report)

4.6
4.7

External Appearance
The lower-rise buildings are simple brick blocks with regularly punched vertical windows, external
balconies, deck access to the rear and set back upper storeys in metal cladding. Facing Lambeth
Walk, the linear block facade is designed to read as a terrace, designed reference local
distinctiveness and to the historic character on Lambeth Walk to the north. Brick details define ground
and first floor levels which are mostly duplexes.

4.8

The taller buildings are designed with a fine-grained detail. These Blocks will have a distinctive
architectural character with brick elevations punctuated by a regular grid of floor to ceiling windows
and enhanced by horizontal banding which continues as a projection for the balconies.

4.9

The indicative material palette includes the use of buff bricks (Gibraltar and Cortes), complemented by
elements of fibre cement cladding for the top floor setbacks (Block E) and plant room (Block D), white
concrete bands (Blocks A & D), and grey powder coated metal work for windows, railings, and
balconies. The brick palette has further definition and visual interest in the form of hit and miss brick
patterns and alternating projecting brick courses.

4.10 Figure 6 – Proposed materials (Source: DAS)

4.11 Figure 7 – Proposed visual of development from Lambeth Walk Open Space. (Source: Townscape
and Visual Impact Assessment)

4.12 Figure 8 – Proposed visuals of development: (l) junction of Lambeth Walk and Fitzalan Street, (r)
Block E from Gibson Road. (Source: Townscape and Visual Impact Assessment)
4.13 Residential
4.14 The proposal comprises of 141 new homes (407 habitable rooms (hbr)) of which 108 are affordable
housing (204hbr). Of the 104 affordable homes, 45 (153hbr) are low cost rented homes in the form of
London Affordable Rent with regard to Lambeth’s Tenancy Strategy 83and 18 (51hbr) Shared
Ownership homes are proposed. The low cost rented homes would be located within Blocks B, C & E
and the intermediate homes would be located within Block A (see Figure 9 below).

4.15 Figure 9 – Proposed location of Affordable Housing (Source: DAS)
4.16 Resident’s gym
4.17 A resident’s gym, occupying 96.4sqm of the ground floor of Block A is proposed, fronting Lambeth
Walk and Lollard Street. This is shown on the ground floor plan at Figure 10 below.

Figure 10 – Proposed Ground floor layout (Source: Drawing No. 3496D_PL(90)102_P01)
4.18 Landscaping
4.19 Hard and soft landscaping is proposed throughout the site, with two communal courtyards proposed
either side of Block D. Communal gardens, including play space are located within these courtyards.
Growing gardens are located between Blocks C & D, abutting the Open Space boundary. Private
gardens are proposed to all ground floor units. This is illustrated in Figure 10 above and in the
Landscape Masterplan (Figure 21 below) .

4.20 Access
4.21 The proposed development, unlike the existing, is outward facing, therefore all street-fronting ground
floor units have front doors that will open directly onto the respective streets. Communal access for
Block D residents into the site can be gained via Lambeth Walk and Fitzalan Street. In total 4
communal entrances and 11 private front doors are provided.
4.22 Car Parking
4.23 Five disabled parking spaces, accessed off Fitzalan Street, are proposed on site with a further
additional 9 spaces being capable of being provided if necessary. The additional 9 spaces are located
on Fitzalan Street and Lambeth Walk (see Figure 11 below).
4.24 Cycle Parking
4.25 The proposal includes designated cycle parking spaces (see figure 11 below). The ground floor duplex
units of Blocks B & E will each be provided with individual bike stores. Communal storage at ground
floor level will be provided in blocks A, B & C, while Block D will have storage at ground and first floor
levels. Visitor parking is provided near the entrance to Block D.
4.26 Recycling and waste stores are provided on the ground floor of each Block, inclusive of the duplex
units (see figure 11 below). Block D will requires a waste management system to rotate the bins and
store them in the allocated bin store on the ground floor of Block B.
4.27 Refuse / recycling will be collected from the main roads around the site. A lay-by is proposed on
Lambeth Walk to collect the large number of bins located on the ground floor of Block B.

4.28 Figure 11 – Proposed parking arrangements (Source: DAS)
4.29 Phasing Plan/Implementation
4.30 An indicative construction timeline (see Table 11 below) has been included within the Outline
Construction Logistic Plan. The applicant has indicated a 36-month timetable from implementation to
completion, divided into separate phases for site set-up/enabling works/demolition and construction/fitout.
5

Planning Performance Agreement

5.1

This application is subject to a Planning Performance Agreement (PPA). As part of this agreement, a
series of pre-application meetings had been undertaken to discuss the proposals as they developed.

5.2

The application was also presented at a Technical Briefing on 07/02/2022 in order to provide more
detailed information about the scheme in advance of PAC.

6
RELEVANT PLANNING HISTORY
6.1 A planning application (ref: 16/07137/RG3) for the change of use of Denby Court from sheltered
housing scheme (Use Class C2) to short term hostel (Use Class Sui Generis) was granted on
19/05/2017.
6.2

An application (ref: 17/03179/NMC) for a non-material amendment to planning ref: 16/07137/RG3 was
granted on 25/07/2017. The amendment sought was to Condition 5 (Cycle Parking) to vary the trigger
for the submission of plans and secure written LPA approval of dedicated cycle parking provision from
"prior to occupation" to "within four months of occupation".

6.3

A planning application (ref: 17/05733/DET) to discharge conditions 3 (waste and recycling storage and
management plan), 4 (delivery and servicing management plan) & 5 (cycle parking) was granted on
18/01/2018.

7
7.1

CONSULTATIONS
Statutory External Consultees
Consultee
GLA Stage 1
Comments

Historic
England
Archaeology
Secure by
Design
Health and
Safety
Executive

Comments
 Land use principle is supported
 No strategic issues with regard to appearance, mass,
and overall height.
 50% affordable housing by habitable room with a tenure
split of 75% low-cost rent and 25% shared ownership
units is supported. The final rent level assumptions and
income thresholds should be secured by the Council.
Appropriate review mechanisms should also be secured
in the S106 agreement
 Will result in less than substantial harm to surrounding
heritage assets, including the WWHS. Public benefits in
terms of public realm improvements and provision of
affordable housing could outweigh the identified harm.
 Car-free development welcomed. Further details required
on cycle parking, a travel plan, construction management
plan, delivery and servicing plan and car park
management plan
Further detail required on some energy WLC, circular
economy, biodiversity, flood risk, sustainable drainage, water
efficiency and air quality matters
No response received to date.

Response
Requested
conditions applied
and planning
obligations to be
secured through
s106.

It is recommended that conditions are imposed to secure
SBD measures and a SBD certificate applied for.
Response: ‘Some Concern’. Additional information is
required on:
 Protected areas and final exit on the ground floor of Block

Conditions applied.
Condition applied
seeking additional
information

NATS
safeguarding
TfL








Thames
Water
Natural
England








Environment
Agency

7.2



D
Operational condition of fire hydrants in the locality
No objection.
No objections subject to:
Layout plans of cycle parking to demonstrate compliance
with the LCDS should be secured by condition.
A contribution of £25,000 towards Cycle Hire should be
secured through S106.
Travel Plan, Construction Management Plan and Delivery
and Servicing Plan should be secured by condition

Requested
conditions applied
and planning
obligations to be
secured through
s106.
Noted that car
parking
management plan
is to be secured
through a planning
obligation.

There is sufficient capacity within the clean water network
to serve all of the proposed properties and gym.
Natural England has not assessed this application for
impacts on protected species but has published Standing
Advice.
The proposed development is within an area that Natural
England considers could benefit from enhanced green
infrastructure (GI) provision.
The application is not likely to result in significant impacts
on statutory designated nature conservation sites or
landscapes.
No objections to the proposal, subject to the inclusion of
a condition to ensure that ground floor finished floor level
for Block C is set no lower than 4.6m above Ordnance
Datum (mAOD).

Informatives
included.
Noted

Internal Consultees
Consultee
Design and
Conservation Officer

Employment and
Skills
Sustainability - Air
Quality Officer
Transport

Noted.

Comments
No harm to the designated heritage assets (listed
buildings, conservation areas.
A low degree of less than substantial harm is identified
to the setting of the Westminster World Heritage Site
due to the loss of the view of the top part of the Victoria
Tower from the Lambeth Walk Open Space. This must
be weighed against the public benefits of the proposal
in accordance with paragraph 196 of the NPPF.
No objections to the overall design, scale, and bulk,
subject to conditions
This is a major development and employment and skills
planning obligations will apply
Conditions are suggested to secure details of: an Air
Quality Dust and Management Plan; an Air Quality
Neutral Assessment; Non Road Mobile Machinery
emission standards to be applied
 Revised swept paths with 300mm error margins
required
 Must be permit free
 Contribution for on-street disabled car parking

Requested
condition applied
and Informatives
included

Response
Conditions
applied

Secured through
s106
Conditions
applied
See Section 15
Requested
conditions applied
and planning
obligations to be







Highways

Waste Officer SERCO

Planning Policy

Parks and Open
Spaces officer

Arboricultural Officer

Wind and Micro
Climate – RSS
Noise and
Disturbance – RSS

Ground conditions
and contamination RSS
Flooding - SuDS

Further details on cycle parking specs required
Parking surveys required
Car club membership
Cycle hire contribution
Construction management plan, Travel plan, Waste
plan, Car parking management plan to be secured
 Contribution towards healthy routes and active
travel
 EV charging in accordance with LP
Any comments received will be reported in an
Addendum.
The proposed storage/collection plans are satisfactory
subject to. appropriate dropped kerbs being provided
within 10m of the stores collection. Paths between the
container chambers and the nearest vehicular access
should be rendered with a smooth continuous finish.
The principle of redevelopment is supported subject to:
 Sufficient justification against the relevant policies
for the loss of the day care centre and temporary
accommodation
 Ensuring that there 50% of the habitable rooms are
affordable and the tenure split is policy compliant
No objections are raised with respect to public open
spaces and biodiversity. Further detail is expected for:
 Proposed ecological enhancements
 Ensuring no impact on the adjacent Open Space
Final comments to be provided including CAVAT
calculation

No adverse wind effects have been identified and no
mitigation measures are required
Conditions recommended for:
 Noise and vibration attenuation of ventilation plant
 Environmental noise
 Gym noise control and management
 Construction Environment Management Plan
No objection subject to conditions to ensure
contamination at the site is properly investigated and
remediated.
Any comments received will be reported in an
Addendum

secured through
s106.

Works to the
highway will be
subject to a S278
Agreement.
Noted, conditions
applied

Noted

Requested
conditions applied

Conditions in
respect of
retained trees
and new planting
are
recommended.
CAVAT
contribution to be
secured through
a S106
Noted
Requested
conditions
applied.

Requested
conditions
applied.
Conditions are
recommended in
respect of
managing flood
risk and providing
sustainable
drainage

7.3

Adjoining owners/occupiers

7.4

A site notice was displayed from 05/11/2021 and the application was advertised in the local paper on
05/11/2021. The formal consultation period ended on 26/11/2021. Following a correction to the

description where reference to the former Local Plan was amended, a further round of consultation
commenced on 01/12/2021.
7.5

One hundred and forty six representations were received during the consultation period. One hundred
and thirty three were in objection, ten were in support. A summary of the concerns raised is set out
below:
Summary of objections
Land Use
Where is the closest disabled facility when the one
on Lollard Street has closed?
Disappointing to see the size of the D1 area
reduced

Loss of facilities for adults with learning difficulties.

Should refurbish the existing buildings as sheltered
accommodation with internal gardens, this would be
a much better option, enhancing our mixed
community.
Loss of well laid out, carefully landscaped sheltered
housing complex, adjacent to a popular green
space.
Understood site would be rebuilt for sheltered
housing, this is not affordable for former residents.
Loss of community green space
The borough needs more modern and convenient
care homes for the elderly as the population is
ageing and it is important for older people who need
care to be located close to their families so that they
can be visited frequently by them
Design and Conservation
In architectural terms, the proposals prioritise
massing over local character.

Out of keeping and character. 11 floors plus plant is
excessive when the highest in the area is 5-storeys.

Response
Replacement provision is being provided in new purposebuilt accommodation at Coburg Crescent, Streatham.
The loss of community facility has satisfied the tests set out
within LLP S1(B). A reduction in floorspace may be
acceptable if the new accommodation can be used more
effectively. The proposed re-provision as part of the Council’s
previously agreed strategy is considered acceptable.
The relocation of services from Lambeth Walk to Coburg
Crescent is part of the Council’s long-term strategy for the
modernisation of care facilities in the Borough in order to
provide a more effective service to vulnerable persons and
their families.
Denby Court has been used as temporary accommodation
since July 2017 and was always intended to be used for a
temporary period while plans were developed for the site.
The proposed development optimises the use of the site and
includes 50% affordable housing.
Existing residents are being re-provided with alternative
accommodation

The development does not encroach onto Lambeth Walk
Open Space.
The use of the land for general housing and affordable
housing is part of an agreed strategy to make more efficient
use of existing services and of the land. Former residents
were re-housed as part of the Council's wider Older Peoples
Housing Strategy.
The proposal is considered to be a well-designed
development and although elements will be taller than
immediately surrounding developments, will integrate well
with those developments.
The tallest element is centrally positioned within the site with
the lower-rise buildings providing the transition to the
surrounding low-rise developments.

Out of proportion and scale. The area is a place of
low-rise buildings.
Lambeth Walk is completely the wrong location to
consider building a new era of skyscrapers
It has no place in such proximity to the Lambeth
Walk and China Walk conservation areas.
Impact on the protected view of Elizabeth Tower /
"Big Ben". The proposed blocks will loom over the
area and create a visual barrier, blocking the view

The proposed low-rise buildings are positioned on Fitzalan
Street, nearest to the Conservation Area, stepping up to the
taller elements.
The upper part of the Victoria Tower can currently be viewed
from parts of the Lambeth Walk Open Space and is best
appreciated in winter when the trees are not in leaf. The

across to the Houses of Parliament

development will impact these views and officers have
provided an assessment as to the impact of this in the
Heritage section below.
The blocks are designed to respond to their context and
comply with policies related to design, scale and massing.

Not against the redevelopment of the Denby Court
('DC') site, however 10 and 11 storey towers are
incongruous and will ruin the local character and
skyline, overshadow and overlook adjacent
properties and have a detrimental impact on public
amenity and wellbeing
Lambeth has not designated the area around
Lambeth Walk and in the immediate vicinity of the
site and Lambeth Doorstep Green as being suitable
for tall buildings
The Denby Court planning application conflicts with
Policies D1, D6, D19, HC1 and HC3 of the London
Plan (LP) and Policies H1, H5, Q5, Q20, Q25 and
Q26 of the Lambeth Local Plan (LLP).
The 2017 Lollard Street 'Homes for Lambeth'
development was built as 7 storeys. It could have
been higher as it is next to three 22 storey towers,
instead the application (14/00509) made clear that
"The built form and massing of the proposal
responds to...local building scales, including the
contextual heights of surrounding buildings"
Will not fit in with the character and history of
Lambeth Walk.

The proposed development is considered to respond well to
its context and provides an appropriate transition in scale
from the taller elements to the low-rise buildings proposed
and surrounding the site. The impact of the development on
surrounding developments and occupiers is considered
acceptable
A tall building is defined LLP policy Q26 as being above 45m.
Neither of the two taller buildings proposed for the
development meet this criterion.

Buttressing the building right up to the boundary of
the park suggests that London Plan policy D9Ciii
has not been followed
The Council should consider the history,
architecture and community of the area before
allowing the introduction of such a
disproportionately large development to be built in
the heart of it
Any new buildings should not exceed 6 storeys.
Shouldn’t be more than 5-storeys.
Developments directly adjacent to parks should be
capped at 4 storeys.
The Council should restrict planning permission for
this development to be at a level of 3-4 floors and at
a low density of accommodation so as to respect
the history, community, and greens spaces of the
local area.
This scheme would transform the character of the
area, turning it into a “high rise” district, something
the residents have not signed up to

We are desperately short of open green spaces with
plenty of sky and nice views to heritage locations in
our ward - and Kennington is already plagued with
poor planning decisions that Lambeth just seems
want to add to. Paradise Gardens is already in

The application has been assessed against the relevant
policies and is considered acceptable, complying with the
Development Plan.
The proposed development is considered to respond well to
its context and provides an appropriate transition in scale
from the taller elements to the low-rise buildings proposed
and surrounding the site

The development proposal has had appropriate regard to the
character and history of Lambeth Walk and other identified
heritage assets. Well-designed schemes do not have to copy
existing developments in every way. Creating an outwardfacing development improves on this character
It is considered that the development provides an appropriate
transition in scale from the taller elements to the low-rise
buildings proposed and surrounding the site.
The proposed development has given careful consideration
to the prevailing character and historical context through its
design, scale, layout, and materials.

Noted.
Noted.
Noted.
The proposed development has considered the prevailing
character and historical context through its design, scale,
layout, and materials.

A tall building is defined by Local Plan Policy Q26 as being
above 45m. Neither of the two taller buildings proposed for
the development meet this criterion. The Local Plan was
adopted following public consultation and an Examination in
Public.
The development has been assessed against its impact on
views, heritage assets and daylight/sunlight. Please see the
assessment below.

shade most of the day for most of the year.
This development appears to be unimaginative,
lazy, and inappropriate and would destroy my
confidence in Lambeth councillors' ability to
maintain the integrity of the local area, especially
along Lambeth Walk. This development should be
seen as an opportunity to create a link and cohesion
between the river and the park, and the shops along
Lambeth Walk, not create further visual barriers
Blocking the view of the Victoria tower. This view
gives a sense of place and identity to the area. Any
new blocks nearby have been sympathetically
designed, Views of the Victoria Tower, enjoyed by
residents for more than 150 years will be
eradicated. The application wrongly downplays the
significance of this.
A greedy proposal to squeeze as many dwellings as
possible into the footprint rather than build a
development that is sympathetic to the local area
and the need for light from residents and children
who play in the park.
The proposed development is a direct contravention
of policy Q5 Local distinctiveness of the Lambeth
Local Plan (LLP). The proposed dwelling of 11
storeys plus plant on roof does not respect local
context and street pattern or, in particular, the scale
and proportions of surrounding buildings, and would
be out of the character of the area, to the detriment
of the local environment without making a positive
contribution to its local and historic context
The Council should consider in this application that
there are other, better suited, local redevelopment
ideas such as that of the fire station off Black Prince
Road that would be a far better (and larger) solution
to any social housing challenges in the borough.
There should be access through the development
from Lambeth Walk to Lambeth Walk Open Space.
This will help turn the building from a gated
development - separate from the community,
isolated and divided, exacerbating existing social
divides - into an integral part of the neighbourhood

While in favour of upgrading housing and
understand the need to provide more, I am strongly
against excessively high buildings. They block the
sky and the light and alter the character of an area.
Language used in the Townscape and Visual
Impact Assessment is meaningless to the lay
reader:
The characterisation of the plans as having no
impact on or in some cases even being actively
'beneficial' to existing streetscapes/views is
nonsense and constitutes offensive PR spin on the
part of the developers who won't have to live with
the initial disruption and longer term consequences
of this highly flawed proposal.

The proposed development has given careful consideration
to the prevailing character and historical context through its
design, scale, layout, and materials. The site boundary
treatments allow a significant level of visual permeability,
unlike the existing boundary treatment, particularly through to
the Open Space.

The view of the top part of the Victoria Tower is not a
protected view, and one which can already be reduced in the
summer, when trees are in full leaf. However, officers
acknowledge that the loss of this view does have a very low
degree of less than substantial harm to the setting of the
world heritage site and have identified a number of public
benefits which are considered to outweigh the identified
harm.
The development has been assessed against its impact on
views, heritage assets and daylight/sunlight. Please see the
assessment below.

The proposed development has given consideration to the
prevailing character, historical context and distinctiveness of
the area through its design, scale, layout, and materials.
It will make a positive contribution through its outward facing
design, therefore improving on the way the existing
developments turn their backs to the street frontages.

The site is identified as being appropriate for housing use
and policies within the Local Plan and the London Plan seek
to maximise the provision of homes and affordable homes.

A gated development is necessary to help ensure the
development meets with safer by design standards and to
encourage families living at higher levels feel comfortable in
letting children use the play spaces at ground floor level.
The scheme has been designed as an outward facing
development, with froth front doors opening onto their
respective roads and boundary treatments allowing views
into/out of the site. The proposed development better
integrates with the streetscene and wider area.
Although two of the buildings will be noticeably taller, they
are not tall buildings as defined by the Local Plan (i.e.
anything above 45m).
The methodology used in the assessment satisfactorily
considers the impacts of the development.
Very little is seen of the existing development because it is
surrounded by high boundary walls. The outlook from the
existing buildings is inward facing. The proposed
development provides more permeable boundary treatments,
enabling views into/out of the site

Avoid gating the development at all costs and
connect Lambeth Walk to the Doorstep Green with
access for the whole community.
The scale of proposed development is greatly at
odds with the granularity of the existing streetscape
While it is recognised that housing is very much
needed in this sort of area, the developers should
consider finding mansion block examples that
provide similar density while respecting street
frontages and providing and enhancing local
facilities
The four proposed blocks, form an oppressive
fortress-like design, which is out of keeping with a
neighbourhood which still retains a village-like
atmosphere on a human scale
Tourists love the character of the area, because the
buildings are old and low rise and speaks to the
wider area of local sites
Trees and Landscaping and Biodiversity
We are going to lose over 40 beautiful mature trees
- devastating for the local ecology and these will
take decades to replace
The loss of on-site trees and greenery and
increased hardcore will increase the local urban
"heat islands" damaging the environment further
The ecological report says there is no evidence of
the presence of protected species. That may be the
case on the actual Denby Court site, yet there are
Common pipistrelle bats living in the adjoining
Doorstep Green park, and they would certainly be
adversely affected by extended
demolition/construction works on such a large scale
Existing habitat of 20 bird species in Doorstep
Green Park (many use the Denby site) will also be
severely disrupted by the large scale of the
proposed development and its construction
The proposals for hard and soft landscaping are
wholly unremarkable, bland, cheapskate even,
"greening" tokenism at its very worst, an unworthy
rival to the nugatory landscaping effort made by the
Council at the opposite end of Lollard Street
Light pollution from 143 new flats will affect the
wildlife that call the park home
Loss of biodiversity caused by removing mature
trees. Bats must be protected!
Amenity
Towers will be visually detrimental to the local area.
Sunlight Assessment is biased. Overshadowing
pictures are too small, do not cover the main
summer amenity time,

Daylight Assessments also do not address the

A gated development is necessary to help ensure the
development meets with safer by design standards and to
encourage families living at higher levels feel comfortable in
letting children use the play spaces at ground floor level.
The overall design, scale, and appearance of the proposed
buildings are considered to respond well to the streetscape.
The proposed development has considered the prevailing
character, historical context and distinctiveness of the area
through its design, scale, layout, and materials.

Unlike the existing development, the scheme outward facing,
with froth front doors opening onto their respective roads and
boundary treatments allowing views into/out of the site. The
proposed development better integrates with the streetscene
and wider area
The area has evolved over time, reflected in the varying ages
of buildings, with Victorian terraces, post-war and more
recent developments
The 23 trees to be removed are of low amenity value,
however they will be replaced by 43 trees. In addition, a
financial contribution is being made for the loss of the
existing canopy cover
The 23 trees to be removed are of low amenity value,
however they will be replaced by 43 trees. In addition, a
financial contribution is being made for the loss of the
existing canopy cover
Measures to ensure that any construction and postconstruction activity minimises any disruption to adjacent
wildlife is being secured by condition

Measures to ensure that any construction and postconstruction activity minimises any disruption to adjacent
wildlife is being secured by condition
Details of landscaping are being secured by condition.

Details of a lighting scheme are being secured by condition,
with reference to the recommendations of the submitted
Preliminary Ecological Appraisal.
The 23 trees to be removed are of low amenity value,
however they will be replaced by 43 trees.
The two taller buildings are well designed and will read as
part of a coherent urban block.
The Daylight/Sunlight Assessment is submitted by the
applicant in support of the scheme. It is also independently
assessed on behalf of the Council and is considered to have
employed an appropriate methodology, using the BRE Guide
as its benchmark.
The submitted Daylight & Sunlight Report does plot the

impact of afternoon shadows on the playground of
the local school nor heavily used Doorstep Green

transient overshadowing of these areas and of surrounding
properties. See section 12.64-12.76 of this Report.

This construction will make a quiet neighbourhood a
building space for 3 years.
Noise and disturbance.

Conditions are proposed to mitigate construction impacts

Will result in a loss of light and overshadowing
Loss of views of sky and sun to 54 Fitzalan Street
Shadows and loss of daylight to Nos.6 & 19
Saperton Walk, 13 Ingram Close, 34 Walnut Tree
Walk, 73 Fitzalan St
Purple jay will also have ongoing issues with light,
with its playground being shaded. In addition, the
light issues will affect doorstop green, a well-used
park by walnut tree walk school and local residents
Loss of privacy and light for those living closest on
Lambeth Walk, Lollard St, Fitzalan St, Juxon St and
Old Paradise St
What about the effect of light after 6pm? In the
Summer the overshadowing will be significant after
6pm
The development's own Daylight and Sunlight
Report admits that the VSC levels of 50-54 Fitzalan
St, Saperton Walk, 49 Fitzalan St, 20 Juxon St
(Pocket Homes - ground floor) would fall below the
BRE recommended criteria, but excuses this as
"acceptable given the urban context and
undeveloped nature of the existing site."
Drawings do not show shadowing impact of the two
towers

Loss of privacy, posing potential child protection
issues (case ref to Trinity College/Lambeth College
re-dev with school windows facing flats)
Ruining green spaces by shadowing them with tall
buildings does not make Lambeth a place that puts
children and young people first
Garden of 50 Fitzalan Street is already overlooked
by an adjacent building and from the Lambeth Hotel.
If proposal proceeds there will be no view or sun.
Lower rise flats would be a better option.
The homes which are low rise will have their views
blocked of the railway, as well as of the Queen
Elizabeth Tower on the Houses of Parliament
From my ground floor flat I can currently see
Victoria Tower, Big Ben (Elizabeth Tower, UNESCO
World Heritage site) and the London Eye and these
views will be totally obscured by the proposed
development. The photos used in the proposal have
either been photoshopped or taken from an
extremely well thought out angle so as not to show
these heritage buildings, as they are totally visible
from most angles

Whilst there may be some increased levels associated with
construction works, conditions are imposed to mitigate such
impacts
This impact is assessed at section 12.64-12.76 of this
Report.
The impacts of daylight, sunlight and overshadowing is
assessed at section 12.64-12.76 of this Report.
The impacts of daylight, sunlight and overshadowing is
assessed at section 12.64-12.76 of this Report.

The development provides good levels of distancing to
minimise any undue impact in terms of loss of privacy. The
impacts of daylight, sunlight and overshadowing is assessed
at section 12.64-12.76 of this Report.
The hours analysed in the Daylight & Sunlight Report are the
standard hours used for such assessments
The submitted Daylight & Sunlight Report has been
independently assessed. Please refer to section 12.64-12.76
of this Report.

The submitted Daylight & Sunlight Report provides hourly
(8am to 5pm) Transient Overshadowing diagrams at the
three recognised dates of the year (March 21, June 21, Dec
21).
The development proposes good levels of distancing to
neighbouring developments and will not unduly impact
neighbours in terms of loss of privacy
There is already some overshadowing of the Open Space
from existing developments. Whilst the proposal will increase
overshadowing at the northwest end of the park, the greater
majority of the park will still receive good levels of sunlight
Line of site from this property is between Blocks B and C.

Townscape impacts have been assessed and considered
acceptable
Officers have made an assessment on the impact of the loss
of the view of the top part of the Victoria Tower which is
visible from the Lambeth Walk Open Space. Officers have
determined that there will be a low level of less than
substantial harm and have weighed this harm against public
benefits.

Daylight/Sunlight report is incomplete because it
only shows partial diagrams of overshadowing, does
not cover all daylight hours and focuses only on
internal loss of light
Noise from use of the balconies will travel and
disturb the peace
Building plant noise at night.
Disingenuous that the Daylight & Sunlight Report
says that values are broadly typical of urban
developments. This area is not an urban
development.
Specialist assessment needs to take place to
properly assess and mitigate levels of noise and
vibration on the local school and nursery
Transport
Parking in the area is already at a premium. How
will this be alleviated?
The current section of road along Lollard Street to
Gibson Road will not cope and there is very little
scope to redesign that road to deal with the extra
traffic flow which will no doubt increase.
Increase in vehicle movements in respect of the
proposed 150 new dwellings in the development as
so many residents order in food, goods, and
services, apart from the increased traffic of
additional visitors and car ownership

The Council does not police the granting of parking
permits to existing residents of developments
(where local street parking is not allowed by leases)
and local private car parking will increase, even if no
specific parking places are allocated on site
Increased pedestrian and vehicular traffic (despite
best efforts to curb vehicles), (case ref. Your New
Town Hall - OMH development - a school child was
hit by traffic due to poor road management during
build). Road access is already dangerous on
Lambeth Walk and Fitzalan during school drop-off
and pick-up times - despite best efforts
Lambeth should consider closing the street in front
of Walnut tree walk Primary school to link it directly
to the opposite park and reduce dangerous traffic independent of this development
Impact on transport provision locally - the School
Streets initiatives on both Fitzalan Street and
Walnut Tree Walk have been very successful and
allowed children and parents a safer (and socially
distanced) start and end to the school day. These
are not mentioned anywhere in the planning
documents
Travel Plan Statement does not address on street
parking, for the council to fully review the situation
the TPS should provide information on the current

The Daylight/Sunlight Assessment is submitted by the
applicant in support of the scheme. It is also independently
assessed on behalf of the Council and is considered to have
employed an appropriate methodology, using the BRE Guide
as its benchmark
This is no different to similar developments in the area. If
such noise becomes an issue, noise complaints can be
investigated by the council.
Any proposed plant will be assessed for potential for noise,
and mitigation secured as necessary
The Daylight/Sunlight Assessment is submitted by the
applicant in support of the scheme. It is also independently
assessed on behalf of the Council and is considered to have
employed an appropriate methodology, using the BRE Guide
as its benchmark
This has been undertaken and conditions are proposed to
minimise potential construction impacts on all surrounding
occupiers.
The development is car-free with residents, unless they are
blue-badge holders, restricted from applying for parking
permits.
The development is car-free with residents, unless they are
blue-badge holders, restricted from applying for parking
permits.
The development is car free, with residents being excluded
from obtaining parking permits, except for Blue Badge
parking. Trip generation by vehicles will therefore be
reduced.
A Delivery and Servicing Plan is being secured by condition
to manage deliveries to the site and a Travel Plan, which will
be monitored, is also secured by condition
The site has a very good PTAL and in accordance with the
London Plan, is car free. Residents of the development will
be excluded from obtaining parking permits and a Travel
Plan, which will be monitored, is secured by condition
Trip generation by vehicles will be reduced as the scheme is
car free. During construction, Fitzalan Street will not be used
construction vehicles. Moreover, delivery and servicing of the
site during construction will be outside of school drop-off and
pick-up times

This does not for part of the proposal. Fitzalan Street will not
be used for construction traffic.

The development is car free, except for blue badge parking.

Residents will be restricted from obtaining parking permits,
unless they are a blue-badge holder, via a legal agreement.

provision and adequacy and provide realistic figures
of the likely numbers of the new residents who will
look for on street parking; ideally, if such a highdensity development is permitted there should be
restrictions on parking permits
Whatever restrictions are imposed on car ownership
and parking are observably easily circumvented, as
is evident in the number of cars associated with the
gated estate in Lollard Street.
The development/building work for any
development, including the arrival, unloading and
departure of delivery vehicles, should not take place
outside the hours of 8am to 6pm on weekdays only,
and does not block access to the narrow
surrounding roads of Lambeth Walk, Fitzalan Street,
Lollard Street, Gibson Road, Juxon Street etc
Designing Out Crime
Large development is going to bring more mess and
potential crime to the area
Socio Economic
Only 50% will be affordable which is the minimum.
We are in a housing crisis and unaffordable
properties are not needed.
These will make the local area worse, not better.
Raise council taxes instead if you have to - and run
the borough's finances properly rather than building
cash cows that run the borough down
This is further gentrification of the North Lambeth
area. The construction of which will displace
numerous local families.
There are a minimum of 20,000 flats being built in
Vauxhall and only 5,000 of these have been sold. I
propose that the council buy a group of 45 of these
remaining flats, two and three bedroomed, for
Council tenants as this would be a much more costeffective way of securing the Council housing within
a very large development that has already been
conceived and is nearly completed
No regard for the quality of life of the older people
who were decanted from DC sheltered housing after
2014 with the promise of being allowed to return, or
for the vulnerable families who have made DC their
home over the last four years. The needs of future
social and affordable housing residents should not
take precedence over the needs and quality of life of
their existing counterparts
What this area needs is not "affordable" housing
that hardly anyone can afford. it needs public and
shared ownership housing, not least for the people
who have been living in Denby Court
Too many 1-bed flats when we know social housing
requires space for families

The % of social housing has gone down from the
original proposal, doubtful that the redevelopment
will result in any more social housing than the
current development.

Noted

A Construction and Environmental Management Plan
(CEMP) is being secured by condition, which will set out how
the development will minimise impacts throughout the
construction process

This has been assessed by the Secure By Design officer and
subject to conditions, is considered acceptable
This meets the policy requirement for publicly owned land

Noted

Existing households at Denby Court were in temporary
accommodation and have been re-housed in accommodation
that suits their needs.
Noted.

The use of the site for temporary accommodation was only
ever meant to be for a limited period while plans for the
redevelopment of the site were being developed. The
Council has worked together with the former households to
identify and agree suitable replacement accommodation.

Low cost rented housing and shared ownership housing are
proposed

Of the 141 homes to be provided in total, 45 (32%) are 1-bed
homes. Within the low cost rented tenure, 49% (22 homes)
will be 2-beds and 27% (12 homes) will be 3+ beds. Within
the shared ownership and private tenures, 65% will be 2beds and 35% 1-beds.
The development will deliver a policy compliant 50%
affordable homes by habitable room.

In addition to the private & shared ownership units,
the development proposes 41 council rented units.
The existing is 42 units, so there is a net LOSS of
council/social housing
What this area needs is not "affordable" housing
that hardly anyone can afford. it needs public and
shared ownership housing, not least for the people
who have been living in Denby Court. Effectively it is
profiteering at the expense of the people who have
traditionally lived here.
Sustainability
There is no analysis of the benefits of
retaining/reusing/adapting the existing buildings.
The "not fit for purpose" layout argument cannot
hold, as the nearby adapted Lilian Baylis school
building converted into housing shows this to be
fallacious
Refurbishment is more environmentally responsible.
Lambeth Council cannot expect the government to
sign up to climate pledges and then promote the
large scale carbon emissions involved in a new
build, rather than using the existing, materials,
structure, and refurbishing.
This is not a sustainable proposal. It is not a brownfield site.
We must be able to better use our precious land. In
thirty years, this whole area might well be under
water. We should be building micro forests to help
climate change. Lambeth need to be progressive
and show other boroughs the way forward to protect
communities and the planet
The development does not appear to meet the
ambitions for carbon neutral development - only
35% proposed
The development will not be net carbon neutral,
which is unacceptable, and is planned for an area
which the council has said is deficient in green
space - despite the fact this development will impact
significantly on Doorstep Green park

Air Quality
Stringent conditions should be applied to the
planning permission to ensure that all practicable
measures are taken to avoid creating dust and air
pollution (and, in particular, compliance with the
latest Dust and Air Pollution version of the Mayor of
London's Planning Guidance on 'The Control of
Dust and Emissions during Construction and
Demolition') and implement the appropriate best
practice mitigation measures
How would air quality and noise be monitored
throughout the development work and results
communicated with locals e.g. notifying the nearby
nursery of worse than normal air quality
Could any steps be taken to improve the situation

63 affordable homes are proposed in total, of which there will
be 45 low cost rented homes and 18 shared ownership
homes.
63 affordable homes are proposed in total, of which there will
be 45 low cost rented homes and 18 shared ownership
homes.

The existing layout of Denby Court, if extended upwards to
provide the necessary uplift in housing to meet increased
housing targets, would bring the same quality of
accommodation and design.

Refurbishment can be more environmentally friendly
however was not possible in this instance. Conditions are
proposed to secure a Whole Life Cycle Carbon Assessment,
and a Circular Economy Statement

The site is previously used land and falls within the definition
of “brownfield”
The development is making an efficient use of an existing
brownfield site and will also provide biodiversity
enhancements in excess of the policy requirements

The development will exceed the reduction of regulated CO2
of Part L of the Building Regs and will be making a financial
contribution to offset the remaining CO2 emissions to an
equivalent of zero.
The development will exceed the reduction of regulated CO2
of Part L of the Building Regs and will be making a financial
contribution to offset the remaining CO2 emissions to an
equivalent of zero.
The development exceeds the minimum requirements for the
provision of amenity space and provides 688sqm of
playspace and 739sqm of public realm improvements. In
addition, a financial contribution is being secured for the loss
of trees on site in addition to trees being replanted.
Please see Condition 5, 6, 8, 62

Please see Conditions 5, 6, 8, 62

Planning conditions must satisfy 6 Tests: Necessary;

e.g. installing double glazing for neighbouring
properties and providing neighbours with air
purifiers.

Walnut Tree Walk school and Purple Jay nursery
both of which will be heavily impacted by dust,
noise, and traffic during the construction phase
The Air Quality Annex 8 relies on inappropriate data
to generate the assumption that no special
mitigations are required. It does not include the
closest AQ monitors on Kennington Road which
collect data for King's College, nor does it include
the Southwark borough automatic monitoring
stations which are much closer than the Brixton
monitoring stations used to argue against the need
for mitigation
Other
Additional infrastructure on schools and NHS
services
No evidence of how this proposed development will
enhance the already established community.
Such dense housing will require additional school
places, access to health services and other
demands on local services which are already at a
premium. It is unclear whether such planning has
been accounted for in this development
Please consider creating space for the Lambeth
Walk Group Practice which looks after 10,000
patients in North Lambeth and who are looking for
new space as their current lease on 5 Lambeth
Walk is expiring.
The Oxymoron had tried to apply for change of use
to provide more flats (4 flats) and it was rejected.
The pub is falling into disrepair and this application
should be a welcoming news to meet needs for
further housing but the lame excuse of the planners
is to do with conservation area
For once it would be nice to see an organisation
knock something down and create a space that
everyone is happy with. Expand the green space or
build a school or health facility instead as long as it's
not imposing
Aerial photo in the WIND MICROCLIMATE DESKBASED ASSESSMENT, RWDI #2200172
dated 31ST AUGUST 2021 is older than 2019 since
it does not show the 2017 Lollard Street
development
HfL is being little more than a developer like any
other. Except it is not; it is a wholly public owned
company, which should show more sensitivity than
the average private-sector developer to the sites
that it intends to develop
Unsatisfactory treatment of residents of Denby
Court: government guidance during the pandemic
sought to encourage landlords not to put pressure
on tenants to move during the pandemic

Relevant to planning; Relevant to the development to be
permitted; Enforceable; Precise; Reasonable in all other
respects. This would not be considered necessary or
reasonable given that conditions are imposed to mitigate
potential adverse impacts
Conditions are proposed to mitigate potential adverse
impacts.
See Air Quality section 17.21

The development is subject to the Community Infrastructure
Levy (CIL) with money collected used to fund such
infrastructure
The development will add an additional 141 households to
the neighbourhood and will provide an outward facing
development.
The development is CIL liable. Money collected goes
towards funding infrastructure on the Regulation 123 List,
such as healthcare facilities.

The scheme does not propose any healthcare facilities.

The application at 78 Fitzalan Street was refused on various
matters such as: design, quality of accommodation, mix of
housing, impact on neighbour amenity, impact on
conservation area, lack of affordable housing contribution,
amongst other matters.
Noted, however the site is a brownfield site that is identified
to deliver new housing and much needed affordable housing
to the local area.

Noted but does not invalidate the Assessment.

Noted.

The Council followed government guidance throughout.

Consultation
Inadequate consultation of the local stakeholders by
the developer.

There is no requirement for the applicant to undertake pre
submission consultation. The Council encourages the
applicant to carry out extensive public consultation, engage
with local stakeholders and communities and groups within
the local area throughout the design process and prior to
submission of any application.
This SCI demonstrates that the applicant has taken a
satisfactory approach to engage with residents and
community groups. It sets out the pre-application
engagement and summary of response to feedback.
The SCI indicates that people were kept informed through
letters and newsletter.

No affected neighbours on Saperton Walk were
notified of the application and evident lack of
consultation with the residents who live around the
site. Local planning authorities are required to
undertake a formal period of public consultation,
prior to deciding a planning application
Validation delayed, during the delay Lambeth
adopted a new LLP which changed the definition of
a Tall Building. By retrospectively applying the new
LLP to the application Lambeth circumvented the LP
requirements for Tall Buildings. Furthermore, the
validation did not take place within Lambeth
Planning's defined timescales and is not compliant
with the Government's Planning Guarantee
The public consultation was conducted before the
LLP was adopted, includes incorrect information,
and failed to include local TRAs and nurseries /
schools as consultees

Several documents - including the daylight/sunlight
report and the public consultation - are dated after
the Application was submitted to Lambeth in
December 2020 and therefore cannot have been
submitted with the Application as required by
Lambeth's Statement of Community Involvement
The Old Lambeth Walk Development Trust were not
consulted but object to the scheme.
While some revisions to the scheme were made
after the 1st pre-application consultation with
Lambeth Planning, no amendments were made
based on public comments, after the architects'
public consultations.
It appears that Lambeth Council are in effect
marking their own homework and I am not sure how
well this will stand up to public scrutiny

7.6

Consultation has been undertaken in accordance with the
Council’s statutory requirements. This involved all properties
immediately adjoining the site, the erection of 4no. site
notices and press publicity. In addition, following a second
round of consultation (to correct the reference to the correct
Development Plan), all persons who had provided comments
that weren’t part of that initial consultation, were written to.
Insufficient information was originally submission to enable
the application to be validated. The Council waited until the
submission of all of the necessary information before
validation could occur. The application has been considered
against the current Development Plan.

Consultation has been undertaken in accordance with
statutory requirements and the Councils procedures. This
involved all properties immediately adjoining the site, the
erection of 4 site notices and press publicity. In addition,
following a second round of consultation (to correct the
reference to the correct Development Plan), all persons who
had provided comments that weren’t part of that initial
consultation, were written to.
Insufficient information was originally submission to enable
the application to be validated. The Council waited until the
submission of all of the necessary information before
validation could occur.

Objections have been noted.
The Statement of Community Involvement sets out how the
applicant has responded to the issues raised by local
residents.

The development is a referrable scheme, therefore the
Mayor of London (GLA) must also agree the
recommendation.

Correspondence was received on 28th February 2022, after the consultation period had finished, from
a group named ‘Save Lambeth Walk’, advising officers of a public meeting (to be held on 3rd March) in
respect of a potential alternative redevelopment scheme for the site including refurbishment and

extension of existing buildings. This proposal is not part of the submitted application before Members.
8
POLICIES
8.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning decisions to be
made in accordance with the development plan unless material considerations indicate otherwise.
The development plan in Lambeth is the London Plan (2021) (hereon referred to as the LP), the
Lambeth Local Plan (September 2021) (hereon referred to as the LLP).
8.2

The latest National Planning Policy Framework (NPPF) was published in 2018 and updated in 2019
and 2021. This document sets out the Government’s planning policies for England including the
presumption in favour of sustainable development and is a material consideration in the determination
of all applications.

8.3

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

ASSESSMENT
9
Land Use
9.1 The proposed redevelopment comprises the demolition of the existing temporary accommodation (sui
generis use) and adult day centre (Use Class E) on the site and the erection of 5 new buildings to
provide 141 new homes (Use Class C3) and ancillary gym.
9.2
9.3

Presumption in favour of sustainable development
The NPPF sets the presumption in favour of sustainable development, and this is reflected in LLP
Policy D2 and the other policies in the plan. Policy D2 states that the Council will always work
proactively with applicants jointly to find solutions which mean that proposals can be approved
wherever possible and to secure development that improves the economic, social and environmental
conditions in Lambeth.

9.4
9.5

Making effective use of land
Chapter 11 of the NPPF seeks to promote the effective use of land and para. 119 states:
Planning policies and decisions should promote an effective use of land in meeting the need for
homes and other uses, while safeguarding and improving the environment and ensuring safe and
healthy living conditions. Strategic policies should set out a clear strategy for accommodating
objectively assessed needs, in a way that makes as much use as possible of previously-developed or
‘brownfield’ land.

9.6

This objective is carried forward in various policies in the LP. LP Policy GG2 seeks to enable
development of brownfield land, surplus public sector land, among other areas, and prioritise sites
which are well connected by public transport.

9.7

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

9.8
9.9

Loss of Existing Social Infrastructure
The site presently has an in-house day centre for adults with a learning disability, with this providing
high level support for people with complex needs (profound and multiple learning disabilities (PMLD).
The proposal would result in the loss of the adult day care centre with the existing service to be reprovided at a new purpose-built facility in Coburg Crescent.

9.10 LP Policy S1 seeks to ensure that development proposals that would result in a loss of social
infrastructure in an area of defined need should only be permitted where there are realistic proposals
for re-provision that continue to serve the needs of the neighbourhood and wider community or the
loss is part of a wider public service transformation plan which requires investment in modern, fit for
purpose infrastructure and facilities to meet future population needs or to sustain and improve
services.
9.11 LP Policy S2 specifies at part A that Boroughs should work with Clinical Commissioning Groups
(CCGs) and other NHS and community organisations to understand the impact and implications of

service transformation and new models of care on current and future health infrastructure provision to
maximise health and care outcomes, and at part A(5) that opportunities to make better use of existing
and proposed new infrastructure through integration, co-location or reconfiguration of services, and
facilitate the release of surplus buildings and land for other use should be identified.
9.12 LP Policy S2 part B states that ‘development proposals that support the provision of high-quality new
and enhanced health and social care facilities to meet identified need and new models of care should
be supported’. Part C requires that they are easily accessible by public transport, cycling and walking.
9.13 LLP Policy S1 (A) states that ‘the council will support and encourage the most effective use of
community premises to address different and changing priorities and needs in the borough, in
accordance with agreed strategies where relevant’.
9.14 LLP Policy S1 Part (B) states that ‘existing community premises, and land formerly in use as
community premises, will be safeguarded unless it can be demonstrated that either:
i. there is no existing or future need or demand for such uses, including reuse for other community
services locally, and adequate alternative accommodation is available to meet the needs of the
area; or
ii. replacement facilities are proposed on or off site of equivalent or better functionality to serve the
needs of the area; or
iii. development of the site/premises for other uses, or with the inclusion of other uses, will enable the
delivery of approved strategies for service improvements.
9.15 Supporting paragraph 7.8 to policy S1 advises that the functionality of the replacement facilities must
be equivalent to or better than that of the existing provision and that applicant will be expected to
provide an assessment of the existing provision (including factors such as size, quality of
accommodation, facilities, accessibility, usage, and potential for flexible use) and demonstrate how the
proposed replacement accommodation will include equivalent or better provision. A smaller quantity of
floorspace may be acceptable where it is demonstrated to the satisfaction of the council that the new
accommodation can be used more effectively.
9.16 Further, supporting paragraph 7.10 to policy S1 states that ‘in order to enable the delivery of the
strategies for social infrastructure listed in the Infrastructure Delivery Plan (and any subsequently
approved strategies), it may be necessary to maximise the development value of some existing sites
and premises for other uses such as housing. If the need for the change of use is clearly
demonstrated in the context of the relevant strategy, the requirement for marketing set out in
paragraph 7.9 may not apply. Potential examples could include the disposal of a site in community use
in one part of the borough where there is adequate provision, in order to fund provision or
improvements elsewhere….’
9.17 When assessed against local policy, the proposal would only need to satisfy one of the tests of LLP
Policy S1 Part (B). However, justification can be made against all three of the policy tests:
i.
Since the royal assent of the 2014 Care Act, the Council has been exploring how it can meet its
statutory requirements as well as the strategic aims of the modernisation agenda for day
services, which are to maintain and improve the day service offer with the focus of providing
good quality care to people with the most complex of care needs, as outlined in a November
2017 Cabinet Report.
Lambeth Council provides four in-house day centres – two for older people (Central Hill and
Clarence Avenue), and two for adults with a learning disability (Landmark and Lambeth Walk).
Clarence Avenue and Lambeth Walk provide high level support for people with complex needs,
namely dementia and profound and multiple learning disabilities (PMLD) respectively. Central
Hill and Landmark provide lower-level support, focused more on reducing social isolation. Part of
the modernisation plan has been to reduce the council’s in-house day service offer for older
people and adults with learning disabilities from four day centres to two, while continuing to
provide health and social care support for people with very complex needs that are best met in a
building based service. One day centre will be specifically for older people with moderate to
severe dementia and the other mainly for people with PMLD. These services are currently
provided at 44 Clarence Avenue (for people with dementia) and Lambeth Walk (for people with
PMLD).

ii.

As mentioned above, replacement care facilities will be provided in the new Coburg Crescent
resource centre, which was grated planning permission in August 2018 (ref: 17/03981/RG3) as
revised by subsequent planning permissions 19/02314/VOC and 21/00946/VOC. Coburg
Crescent has been co-designed with carers and stakeholders to ensure it is fit for purpose for its
future clients. The resource centre will also have long term housing for 15 people with disabilities
and some short-term housing for 4 people on the site. The location is considered to be more
central, therefore would result in less travel time for the majority of users. The housing is being
built to a high specification and includes ceiling tracking hoists to safely transfer clients from one
surface to another, and to eliminate the risk of back injury for support staff when performing a
transfer.
The existing building on the site has a GIA of approximately 700sqm and the new Coburg
Crescent resource centre would provide 1,088sqm of floorspace. However, it is noted that the
new building at Coburg Crescent replaces 1,081sqm of D1 (now Class F1) floorspace on the site
(in the form of an adult education centre which was demolished in 2015). As such, there is a net
overall loss of community use floorspace, however as mentioned above, the new floorspace and
facilities have been specifically designed with the end-user in mind, with the overall functionality
of Coburg Crescent is considered better suited for the needs of the adult residents.

iii.

The development site will be redeveloped for residential purposes. In particular, the
development will optimise the use of the site by increasing the level of housing from 42 dwellings
to 141 dwellings. In addition, 50% of the total housing offer will be affordable housing. Housing in
general and affordable housing in particular are both priority needs for the borough.

9.18 It is recommended that there is a s106 obligation requiring existing services to be adequately reprovided in accordance with the Council’s strategy prior to the redevelopment of the existing day care
centre. The GLA has also recommended such an obligation be secured.
9.19 The Council has a clear duty to provide day-services which demonstrate compliance with the Care
Act. It is noted that overall, there is a clear strategy and approach to the service changes proposed.
The development proposal would satisfy each of the tests of Policy S1(B) and would be in accordance
with LP policies S1 and S2 and LLP policy S1(B).
9.20 Loss of Temporary Accommodation
9.21 LP Policy H8 confirms at (A) that the loss of existing housing should be replaced by new housing at
existing or higher levels of density with at least the equivalent level of overall floorspace, and at (B)
that the loss of hostel, staff accommodation and shared and supported accommodation that meet an
identified housing need should be satisfactorily re-provided to an equivalent or better standard.
9.22 LLP Policy H8(B) confirms that loss of existing housing which meets identified specific community
needs will be resisted unless it can be demonstrated that one of the following tests are met:
i.
the accommodation is no longer needed and the new accommodation will instead meet another
identified priority local need; or
ii.
the existing floorspace will be adequately re-provided to an equivalent or better standard on-site
or elsewhere in the borough
9.23 The Council uses a range of accommodation types to accommodate households needing temporary
accommodation (TA). These are located within and external to the borough and include:
 Council-owned hostels in Lambeth with a total capacity of 260, although levels of occupancy were
reduced to 143 to reduce shared facilities due to Covid-19
 Council-owned building in Lambeth with 84 self-contained studio flats
 There are currently 268 households accommodated in “meanwhile” temporary accommodation in
Lambeth pending estate regeneration (including the Denby residents)
 Private sector providers, within and outside Lambeth.
9.24 Denby Court is a former sheltered housing scheme for older people. Following the granting of planning
permission for a change of use to temporary hostel accommodation in May 2017 (ref: 16/07137/RG3),
it had been used to temporarily accommodate up to 42 households, pending the redevelopment of the
site, and potential residents were advised of this at the point of offer. In August 2020, residents were
advised that the site was to be redeveloped and the process of moving residents to other
accommodation began in January 2021. All households have been re-accommodated.

9.25 As outlined in correspondence within the DAS by the Council’s Head of Accommodation Services
(Appendix 2), advises it was never planned for Denby Court to be a permanent addition to the
Council’s temporary accommodation (TA) portfolio but “there are of course financial benefits to the
Council of using Council-owned buildings, which is why it is desirable to use sites on a meanwhile
basis if we can, but we have planned on their use being for a limited time, and they are not necessary
in order to fulfil our statutory duties to provide temporary accommodation”
9.26 To meet the 10 year housing target to 2028/29 of the LP, the Council would need to provide 1,335 net
housing completions per year. The 141 homes proposed will provide an uplift of 99 homes across the
site, equating to 7.4% of the annual target. With the site being developed for housing, the
development proposal will meet the need for general housing in the borough, a priority need.
Moreover, with 50% of the proposed units being affordable, this meets a further priority need.
9.27 As existing occupants are to be satisfactorily re-housed, that the existing temporary accommodation is
not required for the Council to fulfil its statutory duty to provide suitable temporary accommodation
because the need will continue to be met through a range of public and private facilities. The GLA’s
stage 1 response acknowledges this position and does not raise any objections to this aspect of the
development. Given the above and noting the new housing proposed would provide much needed
permanent homes, LP policy H8 and LLP policy H8 are satisfied.
9.28 Residential Use
9.29 Policy H1 of the LP sets out the Mayor’s approach to increasing housing supply, with a particular focus
on accessible brownfield sites. A target of 13,350 new homes per annum over a ten-year period
(Table 4.1 of the LP) is proposed within Lambeth.
9.30 LLP Policy H1 seeks to maximise the supply of additional homes in the borough to meet and exceed
Lambeth’s Housing requirement for the ten year period. This would be achieved by:
i.
ii.
iii.
iv.

seeking to optimise potential for housing delivery on all suitable and available brownfield sites.
supporting development proposals that provide a mix of housing sizes, types, tenures to meet
current and future housing need and accord with applicable policies set out in development plan;
seeking to optimise levels of residential density in accordance with the design led approach set
out in LP Policy D1B;
encouraging development on appropriate windfall sites not identified in the development plan.

9.31 The proposal would provide 141 new homes that would go towards meeting Lambeth’s housing
requirements. In respect of housing types, tenures etc this is discussed at section 9.30-9.40,
increasing residential density through the design led approach that seeks to optimise density through
good design is discussed at section 10.1-10.16.The principle of residential is supported in this location
subject to the proposal meeting all other applicable policies set out in the development plan which are
discussed below.
9.32 Affordable Housing and Tenure Mix
9.33 LP Policy H4 and the Mayor’s Affordable Housing and Viability SPG sets a strategic target of 50 per
cent of all new homes delivered across London to be genuinely affordable.
9.34 LP Policy H5 sets out the requirement for at least 50% affordable housing (measured by habitable
rooms) on public sector land, as in this case. To follow the ‘fast track’ route of the threshold approach,
housing applications must satisfy the following criteria:
1) meet or exceed the relevant threshold level of affordable housing on site without public subsidy
2) be consistent with the relevant tenure split (see Policy H6 Affordable housing tenure)
3) meet other relevant policy requirements and obligations to the satisfaction of the borough and the
Mayor where relevant
4) demonstrate that they have taken account of the strategic 50 per cent target in Policy H4
Delivering affordable housing and have sought grant to increase the level of affordable housing.
9.35 LP Policy H6 specified that affordable housing should comprise a minimum of 30 per cent low-cost
rent homes as either London Affordable Rent or Social Rent and a minimum of 30 per cent

intermediate products including London Living Rent and London Shared Ownership. The remaining 40
per cent is to be determined by the borough as low cost rented or intermediate products.
9.36 LLP Policy H2 states that affordable housing will be sought in accordance with LP Policy H5. Policy
H2 part A (iv) seeks that 70 per cent of new affordable housing units should be low cost rented homes
(Social Rent/London Affordable Rent) allocated according to need in line with the Council’s allocation
scheme and for Londoners on low incomes and 30 per cent should be intermediate products, including
London Living Rent and London Shared Ownership, in accordance with the principles set out in the
Council’s Tenancy Strategy.
9.37 The proposal includes 50.1% affordable housing as calculated by habitable room, with the remaining
49.9% to be market housing for sale. The affordable housing is achieved without grant funding. The
proposal would accord with LP Policy H4 and H5 and LLP Policy H2.
Policy
Affordable
Housing
Tenure
Low cost rented
(70%)
Intermediate
(30%)
Totals

AH by HBR

AH by
units

Proposed
Tenure Split
% by units

153

45

71.4

Tenure
split % by
HBR
75

51

18

28.6

25

204

63

100

100

Type
Social
Rent/London
Affordable
Rents
London Shared
Ownership

9.38 Table 1 – Affordable housing tenure split
9.39 As shown in Table 1 above the affordable housing tenure split is 71.4% low cost rented homes in the
form of Council level rents and 28.6% intermediate in the form of London Shared Ownership products.
The proportion of low cost rented units marginally exceeds the 70% sought and is welcomed. Overall,
the proposal is consistent with the Council’s policy requirements on tenure split.
9.40 The GLA’s stage 1 response confirms that the proposed 50% affordable housing would meet the
relevant threshold level of affordable housing required on this site and that the scheme can be
considered for the fast track route. The proposed tenure mix is in line with the preferred tenure set out
in the LP. Furthermore, subject to details of affordability of the housing products and the housing mix
being acceptable, the proposed development could follow the fast track route.
9.41 Rent Levels and Affordability
9.42 LP Policy H6, the Mayor’s Affordable Housing and Viability SPG and the Mayor’s Affordable Homes
Programme 2016-21 Funding Guidance set out the Mayor’s preferred affordable housing products.
9.43 Social rented housing means rented housing owned and managed by local authorities or Affordable
Housing Providers and let at target rents. The low cost rent element would be let at target rents in line
with the Council’s Tenancy Strategy. The remainder would be London Affordable Rent (LAR), which
has the same characteristics as social rented housing except it is not required to be let at target rents.
Supporting paragraph 4.6.4 to LP Policy H6 describes LAR units as those for households on low
incomes where the rent levels are based on formulas in the social housing regulator’s rent standard
guidance. LAR homes are capped at benchmark levels published by the GLA.
9.44 The intermediate element has been confirmed by the applicant to be London Shared Ownership.
Supporting paragraph 4.6.6 to LP Policy H6 describes this as an intermediate ownership product
which allows London households who would struggle to buy on the open market, to purchase a share
in a new home and pay a low rent on the remaining, unsold, share.
9.45 As set out in the Mayor’s Affordable Housing and Viability SPG, shared ownership will not normally be
appropriate in locations where market sales values exceed £600,000. The maximum household
income for shared ownership homes is £90,000.

9.46 Shared ownership is available to households with gross annual incomes below £90,000. In the
instances of the first sale of a shared ownership property, for an initial three month period, a cap may
be applied whereby smaller units can only be made available to households with incomes below the
cap (though affordability criteria applies, and the buyer must still secure a mortgage and fulfil the
considerations that come with that) with this giving households with lower incomes opportunity for
shared ownership.
9.47 Planning obligations would secure the proposed affordable housing in perpetuity along with the
affordable housing products and associated affordability criteria.
9.48 Review Mechanism
9.49 LP Policy H5 part E states that Fast tracked applications are not required to provide a viability
assessment at application stage. To ensure an applicant fully intends to build out the permission, the
London Plan requires an Early Stage Viability Review, to be triggered if an agreed level of progress on
implementation is not made within two years of the permission being granted (or a period agreed by
the borough). As advised in the GLA’s Practice Note (July 2018) ‘Threshold Approach to Affordable
Housing on Public Land’ for early (and Late Reviews) any cap on affordable housing delivery should
be higher than 50% to ensure that the review is effective and to support delivery of the strategic target
for 50% of all new homes to be affordable.
9.50 Dwelling Mix
9.51 LLP Policy H4 sets a preferred borough wide housing mix for the low cost rented element. As can be
seen from Table 2 below the proposal would comply with policy.
Affordable Housing Mix – low cost rented
Policy
1-bed (not more than
25%)
Bed Type – London
1-bed
Affordable Rents
Proposed Units (%)
11 (24.4%)
9.52 Table 2 - Affordable housing (low cost rented)

2-bed (not more than
25-60%)
2-bed

3-bed+ (up to 30%)

22 (48.9%)

12 (26.7%)

3-bed+

9.53 Market and Intermediate Mix
9.54 For market housing and intermediate housing, LLP Policy H4 is not prescriptive as with the low cost
rented element with it seeking a balanced mix of unit sizes including family sized accommodation.
Supporting paragraph 5.28 to Policy H4 does indicate that rigid application of these requirements may
not be appropriate in all cases. When considering the mix of dwelling sizes appropriate to a
development, the Council will have regard to individual site circumstances including location, site
constraints, viability, and the achievement of mixed and balanced communities. In all cases proposals
will be expected to demonstrate that the provision of family-sized units has been considered.
Market and Intermediate Mix
Bed Type
1 bed
2 bed
Market (%)
31(39.7%)
47(60.3%)
Intermediate –
3(44.5%)
15(83.3%)
London Shared
ownership (%)
Total units (%)
34(35.4%)
62(64.6%)
9.55 Table 3 – Market and Intermediate housing mix
9.56 As can be seen in Table 3 above the housing mix has been skewed towards 1 and 2 bed units. The
proposed mix of private and intermediate housing has a relatively higher percentage mix of 1 and 2
bedroom properties for the following reasons:
 The site is located in a highly accessible area being PTAL 4 at the entrance to the site, with
good accessibility to public transport.
 The development proposal has prioritised the delivery of larger family units within the low cost
rented tenures. Therefore, in seeking to optimise housing delivery on the site this has meant a
lower proportion of larger family units are incorporated within the market and intermediate
housing offer.





There is strong demand for 1 and 2 bedroom properties in this location. The housing market in
the area currently shows a number of 1- and 2-bedroom flats that are conversions of larger
family houses. By meeting the demand for 1 and 2 bedroom properties in the area this would
reduce the pressure to convert existing family houses in the area.
Whilst the proposed housing mix for market and intermediate housing has a higher
percentage of smaller properties compared to the borough wide assessment of need set out in
the SHMA, this reflects housing demand in this location.

9.57 The above is considered reasonable in this instance for the lower proportion of family sized
accommodation being provided within in the market and intermediate tenures. In light of this, the
proposed number of 3+bedroom units is acceptable in this instance with regard to LLP Policy H4.
9.58 Affordable housing, tenure and mix conclusion
9.59 Overall, subject to securing planning obligations as indicated above, it is considered that the proposal
meets the requirements of LP Policies H4, H5, H6 and LLP Policy H2 and H4. It would provide 50%
affordable housing by habitable room and is consistent with the Council’s policy requirements on the
70:30 tenure split (71.4% (Social Rent/London Affordable Rents):28.6% London Shared Ownership).
10 Design and Conservation
10.1 Layout and Scale
10.2 Layout
10.3 The existing layout is characterised by buildings with an inward facing outlook, which results in dead
frontages to the three perimeter streets of Lambeth Walk, Lollard Street and Fitzalan Street. The
development also turns its back on the Open Space. Visible fenestration either serve secondary
windows or pedestrian openings in the predominantly high boundary treatment. With each of the six
buildings that form Denby Court having a stepped footprint, a series of small communal spaces are
created. Whilst the front building lines on Fitzalan Street and Lambeth Walk are set back from the
pavement, albeit behind high boundary treatments, the flank wall of 109 Lambeth Walk (facing Lollard
Street) is constructed up to the back edge of the pavement, similar to the terrace development of
Nos.91 to 100 Lollard Street.
10.4 The proposed layout uses a street-facing urban block arrangement with the property frontages for
Blocks A, B, C & E addressing the perimeter streets, while the centrally positioned building, Block D,
faces the open space. Activating the ground floor with individual front doors for the homes contained in
Blocks B, C & E and windows serving living rooms and/or kitchens is the correct design approach
because it creates more visual interest and would also allow a greater degree of passive surveillance,
thus improving safety. Similarly, the fenestration and balconies of the southeast elevation of Block D
improves the passive surveillance of the Open Space.
10.5 The proposed layout also ensures that there is some defensible space between all of the buildings
and the public footway by setting the respective front building lines back or further away from the
footway. On Lollard Street, the front building line will be approximately 3m from the back edge of the
pavement and on Lambeth Walk, the existing setback of approximately 4m will be increased to
between 7m and 9m. On Fitzalan Street, the building line is currently set back between approximately
5m and 8m. This will be increased to 6m (flank wall of Block B) and 10m to the front of Block C. The
additional set back of the building line on Lambeth Walk in particular, ensures that there is greater
space for the six retained trees and the additional four trees proposed on this frontage, helping to
soften the streetscene.
10.6 Internal to the site, the proposed layout creates two areas of communal space (“courtyards”) that will
be provided with play facilities, landscaping, and growing gardens which look out towards the adjacent
open space. The provision of a predominantly metal railing boundary treatment along the boundary
with the Open Space will help to provide a visual link between the site and the public park. It is
important to note that in terms of the ground floor amenity areas, there is no segregation between
tenure.
10.7 Scale
10.8 The lower-rise blocks (B, C & E) fronting Lambeth Walk, Fitzalan Street and Lollard Street are
compatible with the immediate context and form a good transition to the two mid-rise blocks of A & D.
Although Blocks A & D would be noticeably taller than existing buildings, they do not meet the
definition of a “tall building” as outlined in LLP Q26. With a maximum height of approximately 42m (to
the top of plant), they are considered to be “mid-rise” developments.

10.9 Blocks A & D would be taller than the immediately surrounding developments, but they would be
viewed as part of a coherent urban block within a predominantly post-war context. Within the wider
area, there are examples of taller buildings co-existing successfully with lower scaled development.
For example, the modern tower blocks within the Ethelred Estate on Lollard Street range in height
from 18 to 21-storeys (Ward Point, Elkington Point and Brittany Point), while further east (300m) but
still visible from the Open Space, Hurley House, Ebenezer House and Fairford House are 1960s
towers within the Cotton Gardens Estate (approximately 55m in height) sitting adjacent to low rise
developments and opposite the Kennington Conservation Area. These examples show that although
the area is generally characterised by low-rise developments, taller elements do exist and can
successfully integrate. Taller elements can also serve as a useful marker for the site and for the Open
Space, and the choice of materials helps them to integrate better with the surrounding developments.
The scale of development is considered to respond well to the site constraints.
10.10 Separation distances to the properties on the opposite side of Lambeth Walk range between 19.7m
and 22.3m. More specifically, with regard to Block A, it would be between 19.7m and 20.9m to the
flank wall of Nos.19 and 20 Old Paradise Street, increasing to 21.4m where it faces Nos.13-18
Saperton Walk. Block B would be between 21.7m and 22.3m from the dwellings on Saperton Walk,
increasing to 37.9m to Longton House/Lambeth Walk Day Nursery. In relation to Block B, its flank wall
would be 14m from No.49 Fitzalan Street, and Block C, which directly faces Nos.51 -56 Fitzalan
Street, would have a separation distance of 25m. On the Lollard Street elevation, there would be a
separation level of 21m between Block A and Nos.121-127 Lambeth Walk (commercial properties
such as Lambeth Plumbing & Heating Supplies), while Block E would have a distance of 17.7m to the
flank wall of No.20 Gibson Road.
10.11 The separation distances from neighbours proposed are considered acceptable. They would help to
maintain the open character and reduce any potential impact from the additional height and bulk and
therefore not appear overbearing to neighbours. This is also softened with the retention of and
additional trees around the perimeter of the site.
10.12 It is recognised that any form of redevelopment of the site will effect a change on how the site relates
to the streetscene, particularly as there is a desire by national guidance and adopted polices to
increase housing provision by making more efficient use of sites. A key factor in this proposal is the
increased height, scale, and layout of the buildings. Mindful of paragraph 130 of the NPPF, the
scheme under consideration will: (a) function well and add to the quality of the area over its lifetime;
(b) be visually attractive through its design and landscaping; (c) be sympathetic to the local character
and history through the design of the buildings, their materials, and the siting of the taller elements
away from the adjacent Conservation Area; (d) it will establish a strong sense of place with the two
taller blocks serving as landmarks for the scheme itself and for the Open Space, and with outward
facing buildings it will be more welcoming to residents and visitors; (e) it will optimise the potential of
the site by introducing increased housing in well-designed buildings set in a well-considered
landscaping scheme; and (f) the development has been designed with secure by design principles at
the forefront.
10.13 Overall, the approach adopted is considered acceptable; it would contribute positively to the
townscape through its design and use of materials and integrate well with the established urban
structure and public realm. As such, the proposal would comply with LLP Policy Q5, Q6 and Q7.
10.14 Boundary Treatment
10.15 The development would be a gated scheme, with street facing gardens having a conventional railing
or low wall and gate, which also helps to clearly define the private and public realm and provide
greater natural surveillance. Fronting the Open Space, taller railings, interspersed with some brick
walls is proposed, helping to provide some permeability into the site.
10.16 Although some objectors would prefer to not have a gated scheme, for the security and amenity of
occupiers, this element is supported by officers and is considered particularly important given the
amount of play and amenity space at ground floor because parents would be more likely to let their
children play in the garden/play areas if they are assured it is safe. Similarly, the provision of a gate
opening directly into the Open Space is not supported by the Designing Out Crime Officer because it
creates an additional point of weakness in the boundary. Fob controlled or otherwise, the gate will be
prone to abuse, with experience suggesting that the gate will eventually be propped open, or damaged
by persons who prefer to use this route instead of accessing the block via the front door. Details of the

boundary treatment can be secured by condition. Subject to this condition, the proposal would accord
with LLP Policy Q15.
10.17 Impact on Heritage Assets
10.18 The beginning of the Agenda Pack contains a summary of the legislative and national policy context
for the assessment of the impact of a development proposal on the historic environment and its
heritage assets. This is in addition to planning policies applying to the borough. The assessment that
follows has been made within this context.
10.19 The first step is for the decision-maker to consider any designated heritage assets which would be
affected by the proposed development and assess whether the proposed development would result in
any harm to the significance of such an asset.
10.20 The assessment of the nature and extent of harm to a designated heritage asset is a matter for the
planning judgement of the decision-maker, looking at the facts of a particular case and taking into
account the importance of the asset in question. Proposals that are in themselves minor could
conceivably cause substantial harm, depending on the specific context, or when viewed against the
cumulative backdrop of earlier changes affecting the asset or its setting. Even minimal harm to the
value of a designated heritage asset should be placed within the category of less than substantial
harm.
10.21 As noted in the beginning of the Agenda Pack, the NPPF (paragraph 200) states that any harm to, or
loss of, the significance of a designated heritage asset requires “clear and convincing justification”.
The NPPF expands on this by providing (paragraph 201) that planning permission should be refused
where substantial harm or total loss of a designated heritage asset will occur, unless this is necessary
to achieve substantial public benefits that outweigh that harm or loss, or unless all the four tests set
out in paragraph 201 are satisfied in a case where the nature of the asset prevents all reasonable
uses of the site. Where less than substantial harm arises, paragraph 202 of the NPPF directs the
decision-maker to weigh this against the public benefits of the proposal including, where appropriate,
securing its optimum viable use.
10.22 In terms of what constitutes a public benefit, this can be anything that delivers economic, social or
environmental objectives, which are the three overarching objectives of the planning system according
to the NPPF. The Planning Practice Guidance advises that “public benefits should flow from the
proposed development’. They should be of a nature or scale to be of benefit to the public at large and
not just be a private benefit. However, benefits do not always have to be visible or accessible to the
public in order to be genuine public benefits, for example, works to a listed private dwelling which
secure its future as a designated heritage asset could be a public benefit”. The degree of weight to
attach to any particular public benefit is a matter for the decision-maker, having regard to factors such
as the nature and extent of the benefit and the likelihood of the benefit being enjoyed. Different
benefits may attract different amounts of weight.
10.23 The decision-maker is directed therefore by the NPPF to balance any harm to the significance of a
designated heritage asset against the public benefits that flow from the proposal by considering in the
case of less than substantial harm whether this harm is outweighed by the public benefits of the
proposal, or in the case of substantial harm whether the tests in paragraph 201 of the NPPF are met.
Importantly, these balancing exercises are not simple unweighted exercises in which the decisionmaker is free to give the harm whatever degree of weight they wish.
10.24 As regards to non-designated heritage assets, these are buildings, monuments, sites, places, areas or
landscapes identified by plan-making bodies as having a degree of heritage significance meriting
consideration in planning decisions, but which do not meet the criteria for designated heritage assets.
For the most part, non-designated heritage assets will have been included on the Council’s Local List,
but it is not necessary for an asset to be included on the Local List in order for it to be treated as a
non-designated heritage asset. LLP Policy Q23 relates to non-designated heritage assets, seeking
their protection.
10.25 If there is harm to the significance of a non-designated heritage asset, paragraph 203 of the NPPF
requires the decision-maker to arrive at a balanced judgement, having regard to the scale of any harm
or loss and the significance of the asset. In carrying out that balance, the NPPF does not seek to
prescribe how that balance should be undertaken or what weight should be given to any particular
matter. In order to take a protective approach, considerable importance and weight should be given to

any harm to a non-designated heritage asset.
10.26 Assessments of impacts on heritage assets are made having regard to Historic England’s The Setting
of Heritage Assets: Historic Environment Good Practice Advice in Planning Note 3 (Second Edition)
which identifies 5 steps to be followed:






Step 1: Identify which heritage assets and their settings are affected
Step 2: Assess the degree to which these settings and views make a contribution to the
significance of the heritage asset(s) or allow significance to be appreciated
Step 3: Assess the effects of the proposed development, whether beneficial or harmful, on the
significance or on the ability to appreciate it
Step 4: Explore ways to maximise enhancement and avoid or minimise harm
Step 5: Make and document the decision and monitor outcomes

10.27 Identification of Heritage Assets
10.28 The submitted Heritage Statement acknowledges that the site does not contain any designated or
non-designated (locally listed) heritage assets, nor does it lie within a Conservation Area. It lies
approximately 1km south-east of the Westminster World Heritage Site (WWHS), 130m to the east of
the Albert Embankment Conservation Area, 155m to the south-east of Lambeth Palace Conservation
Area, immediately adjacent to the south of the Lambeth Walk and China Walk Conservation Area and
200m to the west of the Walcott Conservation Area. There are several listed buildings around the site
(listed below) but as the Heritage Statement notes, all are located at some distance from the site. The
Heritage Statement also notes that while there are additional designated heritage assets to the east,
these are at a greater distance and therefore unlikely to be affected due to the intervening built and
landscape form and those to the west are beyond the railway line and not visible from the site. The
listed buildings identified include:










Mara’s Scene Painting Shop (NHL 1249942) – Grade II listed: 150m south-west
Lilian Baylis School (NHL 1246734) – Grade II listed: 170m south-east
Nos.9, 10 and 11 Walnut Tree Walk (NHL 1357986) – Grade II listed: 190m northeast
No.53 Walnut Tree Walk (NHL 1357966) – Grade II listed: 195m north-east
Nos.54 and 55 Walnut Tree Walk (NHL 1081043) – Grade II listed: 200m northeast
Nos.56-63 Walnut Tree Walk (NHL 1357985) – Grade II listed: 215m north-east
Nos.64 and 65 Walnut Tree Walk (NHL 1081044) – Grade II listed: 235m northeast
No.66 Walnut Tree Walnut (NHL 1081045) – Grade II listed: 245m north-east
Nos.162, 164 and 166 Kennington Road (NHL 1186065) – Grade II listed 280m north-east

10.29 Although not covered within the Heritage Statement, officers recognise that there are a number of
undesignated heritage assets in the wider area, with the nearest unlisted building lying within the
Lambeth Walk and China Walk Conservation Area, such as at 73 Lambeth Walk (50m), Coalport
House (115m), Derby House (120m) and Minton House (125m). None of these will be affected by the
development due to intervening buildings or distances.
10.30 The applicant has provided a heritage and townscape analysis covering the relevant nearby heritage
assets and these are discussed below.
10.31 Impact on heritage assets: Statutory Listed Buildings
10.32 Against the identified heritage assets, what must therefore be determined is whether the proposed
development will harm their significance, having regard to the statutory requirement to give special
attention to the desirability of preserving a listed building or its setting (s.66) and preserving or
enhancing the character or appearance of a conservation area (s.72). The factors for consideration
will be:






The significance of the asset
The sensitivity to harm of the asset
Proximity
Visibility
Compatibility of the proposal with the context and setting of the asset

10.33 As already discussed above, a number of listed buildings have been identified above within proximity
of the application site. All of the grade II listed properties on Walnut Tree Walk have been discounted

as being for being too far to be affected. The Heritage Statement therefore discusses the impact on
the Lilian Bayliss School. It should be noted that the Heritage Statement does not explicitly discount
Mara’s Scene Painting Shop and neither does it provide an analysis of any potential impact of the
proposal on this heritage asset. However, officers, with Council’s own expert heritage advice, have
undertaken such a review.
10.34 Lilian Baylis School (Grade II)
10.35 Designed in 1960 and built in 1962-1964 by the Architects' Co-Partnership for the London County
Council, the Lilian Baylis School was listed in December 2000 (List Entry Number: 1246734). It is
considered to have a high significance due to: having a high evidential value as an example of postwar brutalist architecture and as an example of the rebuilding of important communal buildings
following the destruction of many buildings during World War II; it also exhibits a high aesthetic value
from its modern and important architecture of dark brick and exposed concrete floor plates and beams
and its complex plan of square blocks linked by first floor glazed corridors; and its communal value lies
in it being an educational building valued by past and present students and those living nearby.
10.36 The Heritage Statement considers that the development proposal will have a negligible impact on this
heritage asset due to the use of brick and concrete bands taking inspiration from the architecture of
the school buildings, and due to the numerous developments in proximity to the school. Officers would
also advise that the viewer would have their back to the development site when looking at the former
school from Lollard Street and that from elsewhere around the school perimeter the proposal will not
be visible in the backdrop of the listed building due to the distance and intervening development. It is
considered that the proposal would not have any effect on the setting of the heritage asset.
10.37 Mara Scene Painting Shop, 1-7 Newport Street (Grade II)
10.38 Listed in January 1991 (List Entry Number: 1249942) the list entry advises that the heritage asset was
built in 1913 to the designs of John A J Woodward of Kennington Oval, the London County Council 's
District Surveyor for the area, by George Brittain Contractor to the Duchy of Cornwall Estate. Nos. 1 &
3 was a carpentry workshop for theatrical 'props' and scenery, first occupied by John Brinskill whilst
Nos. 5 & 7 housed the painted scenery shop, originally with 8 frames run in pairs and first run by
William Raphael. It is the facility to design an entire theatrical set that makes this group of workshops
unique.
10.39 The architectural features, such as the openings are of particular interest as is the historic interest in
being only of 4 early theatrical painting workshops known to exist. Although the other 3 are 10 years
earlier, this is the only one with the facility to design and build an extra set.
10.40 Newport Street is a narrow road and views of this heritage asset can only be made in close proximity
to it. The proposal will not be visible in the backdrop of the listed building due to the distance and
intervening development and it considered that there would be no effect on its setting. In views along
Newport Street from the south, glimpses of the upper parts of the proposal will not harm the setting of
the listed building because only the flank of its contemporary extension is visible in those views. There
is no harm to the significance of this heritage asset.
10.41 Impact on heritage assets: World Heritage Site
10.42 Westminster World Heritage Site
10.43 The official name for WWHS is ‘The Palace of Westminster and Westminster Abbey including Saint
Margaret’s Church’ and was inscribed as a World heritage Site in 1987. Inscription (designation)
recognises its Outstanding Universal Value (OUV) (another term for significance). When world
heritage sites are inscribed (designated) a Statement of Outstanding Universal is prepared.
“The Palace of Westminster illustrates in colossal form the grandeur of constitutional monarchy and
the principle of the bicameral parliamentary system, as envisaged in the 19th century, constructed
through English architectural references to show the national character.”
“The iconic silhouette of the ensemble is an intrinsic part of its identity, which is recognised
internationally...”.
10.44 The Statement of Outstanding Universal Value for the WWHS notes the importance of the form and
architecture of the Palace of Westminster and also appreciates the symbolism embedded within it:
10.45 The WWHS Management Plan explores the OUV in detail. It explains that the OUV comprises both
tangible and intangible heritage values. Part 2 of the Management Plan identifies intangible values to

include:






Symbolic and Spiritual Significance,
Political Significance; and
Historic Significance
Intellectual Significance
Public Significance

10.46 In terms of tangible values, it identifies:



Architectural Significance
Works of Art, Fittings, Furnishings and Archives

10.47 Effect of Proposal on OUV of WWHS
10.48 As confirmed within the Addendum to the Heritage Statement, the site does not form part of the
WWHS boundary, the landmarks or key local views to or from the WWHS nor does it form a character
area within its wider setting. There are also no significant identified wider views identified between the
WWHS site or the Lambeth Walk Open Space identified within the WWHS Management Plan. In
addition, there is no significant view recognised in either the Westminster Local Plan or LLP, nor the
Strategic London View Framework regarding this view. However, officers consider that the proximity of
the Lambeth Walk Open Space to the Victoria Tower allows the viewer to (i) recognise it as part of the
Palace of Westminster (and thus part of the WWHS), and (ii) appreciate its silhouette and architectural
richness which are part of its tangible significance as a WHS. Therefore, it is possible for the user of
the open space to gain an appreciation of a small degree of the OUV of this part of the WWHS Site.
Regular users and local residents will be familiar with the view.
10.49 The Council has mapped the immediate setting and approaches to the WWHS where they relate to
Lambeth. These are the best locations in Lambeth from which to appreciate the OUV and includes
some of the best views of the WWHS and it should be noted that the Lambeth Walk Open Space does
not lie within that area. It is acknowledged however, that the Denby Court proposal will block the view
of the Victoria Tower from the Open Space and in doing so, will remove the viewer’s ability to
appreciate the Victoria Tower as a landmark glimpsed from the Open Space.
10.50 However, it should be remembered that that Victoria Tower is just an element of one component of the
WWHS and that in this view, it conveys only limited information on the OUV of the WHS as a whole –
mainly the architectural significance of the Palace of Westminster and what it represents, such as in
terms of being the centre of government. When all the OUV of the WWHS is considered in the round,
the loss of this appreciation is ‘negligible’ to the significance of the WWHS as a whole, as all the best
locations from which to appreciate the OUV remain unaffected.
10.51 The British Standard ‘Guide to the Conservation of Historic Buildings’ (BS 7913:2013) provides advice
on how to evaluate the impact of change on the historic environment with the Mayor of London’s
World Heritage Sites – Guidance on Settings Supplementary Planning Guidance (2012) also providing
information on London’s WHS and the approach to assessing the magnitude of impacts of
development on London’s World Heritage Sites. Para 5.6.5 of the British Standard states that
‘Magnitude of Impact’ can be plotted against the ‘Value’ of the heritage asset to reach a conclusion on
the ‘Degree of Effect’. The BS document provides an example of such a table which is reproduced
below.

Figure 12 – Magnitude of heritage impact vs value (Source: Guide to the Conservation of Historic
Buildings’ (BS 7913:2013
)
10.52 The value of a WHS as a designated heritage asset is Very High. As stated above it is considered that
the magnitude of impact on OUV of the WHS as a whole is Negligible. Using the table from the British
Standard the ‘Degree of Effect’ then would be Slight’. Unlike the applicant, who considers that there
would be no harm from the development, officers consider that given the view from the Open Space
will be lost, this slight effect is a negative one on the OUV (setting) of the WWHS. This results in a
very low degree of less than substantial harm to the setting of the WWHS and should therefore be
weighed against the public benefits of the proposal in accordance with para 196 of the NPPF.
10.53 Impact on heritage assets: Conservation Areas
10.54 Officers agree with the assertion in the Heritage Statement that all of the Conservation Areas identified
above, except for the Lambeth Walk and China Walk Conservation Area, are too far away from the
development site to be affected by the proposed development. Therefore, the assessment below is
only against the Lambeth Walk and China Walk Conservation Area.
10.55 Lambeth Walk and China Walk Conservation Area (CA50)
10.56 The Conservation Area Character Appraisal divides the Conservation Area into two distinct areas,
primarily identified by the surviving fine-grained 19th century townscape on the east side of Lambeth
Walk and the blocks of inter-war flats comprising the China Walk Estate. The former retains strong
linear quality of a traditional high street with subsidiary residential streets branching off. It is urban in
nature and lower scale with a tightly packed grain. The latter is characterised by its large scale, axial
planning and high degree of symmetry and composition; the courtyard gardens laid to lawn and
planted with mature trees create a generous spatial quality and a quiet refuge from the busy main
roads.

Figure 13 – The site in relation to the Lambeth Walk and China Walk Conservation Area (shaded)
10.57 Although there are a number of streets within the Conservation Area, described within the Character
Appraisal, the pertinent ones relevant to this application is Fitzalan Street and Lambeth Walk. In
relation to Fitzalan Street, only a small section of the road is included within the Conservation Area,
which comprises a short 20th Century terrace (Nos.73-77), a 19th Century public house (The Royal
Oak) (No.78), and Walnut Tree Walk Primary School playground (see Figure 13 above). The terrace
and the public house are considered to be positive contributors to the Conservation Area. 19th century
OS maps show the street was once surrounded on all sides by dense housing, but today has a
spacious and open feeling due to the Lambeth Walk Open Space to the south.
10.58 In relation to Lambeth Walk, the road runs southwest-northeast, forming the western boundary of the
conservation area. It is not straight and bends left to meet the junction with Lambeth Road. Buildings
are hard up to the street and generally three storey terraces, providing important visual coherence in
the townscape; the repetition of the shop fronts of the former retail premises lends the street a sense
of rhythm but there is still significant variety in building age and character.
10.59 Most of the western side, being post-war housing estate blocks, is outside the conservation area
boundary (but causes no harm to the setting). Its soft landscaping and trees enhance the setting of the
conservation area. Modern railings enclose the west side giving the street enclosure and definition.
Views northward up the Lambeth Walk are terminated by the attractive former Lambeth Slipper Baths
and Laundry building. Post-war tall buildings are visible behind as Lambeth Walk bends left to join
Lambeth Road. Nearer to the application site, buildings of particular note include No.73, a former
public house but now a backpacker’s hostel, an attractive terrace formed by Nos.75-87 with their
gabled dormers and historic shopfronts. No.87 is described as having an attractive turret with an
unusual but charming glazed corner elevation, which frames the junction with Fitzalan Street. The
properties mentioned above are all considered to be positive contributors to the Conservation Area.
10.60 Although the Lambeth Walk and China Walk Conservation Area is adjacent to the site, only a small
section of Fitzalan Street is included within it. It is acknowledged that proposal will be visible in the
setting of the CA in views south along Lambeth Walk and Fitzalan Street, however the high quality
design and the use of locally distinctive materials will cause no harm to the setting of the conservation
area.
10.61 Archaeology
10.62 The submitted Archaeological Desk Based Assessment has reviewed the archaeological evidence for
the site and the archaeological/historical background of the general area and also considers the

potential for any as yet to be discovered archaeological evidence on the study site. The study area
involved a review of known archaeological assets within a 350m radius of the study site held on the
Greater London Historic Environment Record (GLHER), together with a historic map regression
exercise charting the development of the study area from the eighteenth century onwards until the
present day.
10.63 Timescales are divided into two broad eras: prehistoric and historic, and are set out in the table below:
Palaeolithic
Mesolithic
Neolithic
Bronze Age
Iron Age
Roman
Saxon/Early Medieval
Medieval
Post Medieval
Modern
Table 4 Timescales

Prehistoric
900,000 - 12,000 BC
12,000 - 4,000 BC
4,000 - 1,800 BC
1,800 - 600 BC
600 - AD 43
Historic
AD 43 - 410
AD 410 - 1066
AD 1066 - 1485
AD 1486 - 1799
AD 1800 - Present

10.64 The Assessment confirms that the site, in terms of national designations, does not lie within the vicinity
of a World Heritage Site, Scheduled Monument, Historic Battlefield or Historic Wreck and in relation to
local designations, it is not within an Archaeological Priority Area. However, the Assessment
concludes that there is an archaeological potential within the study site for the Post Medieval (“low to
moderate”) and Modern (“High”) periods. It also concludes that past-post depositional impacts within
the study site are considered likely to have had a negative archaeological impact and that further
archaeological mitigation measures should be secured by condition.
10.65 Works to progress condition discharge may comprise archaeological monitoring of site investigation
works, together with evaluation trenching targeted where redevelopment proposals target previously
unimpacted areas. Dependent upon the results of evaluation, further mitigation works may then be
necessary, again secured by condition.
10.66 Impact upon heritage assets: Summary
10.67 The impact of the development on heritage assets has been assessed and the results are
summarised as follows:
 World Heritage Site – Officers consider that there is a degree of harm form the loss of view
from the Open Space. This harm is considered to be a very low degree of less than
substantial harm.
 Statutory listed buildings – Officers consider no harm results to the significance (including
settings) of any statutory listed buildings and therefore the proposal meets the policy test (LLP
Policy Q20);
 Conservation areas - Officers consider no harm results to the significance (including settings)
of any conservation areas and therefore the proposal meets the policy test (LLP Policy Q22).
 Non-designated heritage assets – Officers consider that no harm would results to the
significance (including settings) of any non-designated heritage asset and therefore the
proposal meets the policy test (LLP Policy Q23)
10.68 Assessment of harm versus benefits
10.69 In contrast to the applicant, officers have considered that the development will cause some harm, a
very low degree of less than substantial harm to the WWHS, contrary to LLP Policy Q19. Where there
is harm, the LP requires the proposal to meet the relevant test in the NPPF. This is set out in
paragraph 202 which states that where a development proposal will lead to less than substantial harm
to the significance of a designated heritage asset, this harm should be weighed against the public
benefits of the proposal including, where appropriate, securing its optimum viable use.
10.70 In this case, officers consider that the development provides the following public benefits:
Economic




Benefits to local economy associated with new residents and workers supporting local
businesses
Would support employment in some form on site:
o direct construction jobs over the construction period
o indirect construction jobs over the construction period

Social
 The provision of 141 new homes, of which be 63 would be affordable homes ((204 by
habitable rooms). This equates to 50% by habitable room.
 The relocation of the existing adult day centre facility to a new purpose built building at Coburg
Crescent.
Environmental
 The scheme would increase the biodiversity and urban greening on the site.
 Optimising and delivering sustainable development of brownfield land
Public Realm
Enhancements to public realm and creation of active frontages
10.71 In carrying out of a ‘weighted balancing’ of heritage harm and public benefits, Officers consider that
the above items constitute public benefits that would outweigh the harm from the loss of views of the
Victoria Tower (part of the Westminster World Heritage Site).
11 Standard of residential accommodation
11.1 Development Density
11.2 LP Policy D3 no longer applies target densities and instead seeks to optimise density through good
design. The design-led approach seeks the most appropriate form of development that responds to a
site’s context and capacity for growth. Part A of the policy requires the development to make the best
use of land and considers design options to determine the most appropriate form of development that
responds to a site’s context and capacity for growth. Part B of the policy promotes higher density
development in locations that are well connected to jobs, services, infrastructure, and amenities by
public transport, walking and cycling. In deciding on whether a proposal is the most appropriate form
of development, Part D of the policy takes the following into account:
 Form and layout (buildings and spaces which respond to locally distinctive forms,
encouraging active travel and facilitating efficient servicing and delivery) (See sections 11 and
16 of this report)
 Experience (good quality accommodation, safe and secure environments and active
frontages onto the public realm, help prevent or mitigate impacts of noise and air quality) (See
sections 12 and 14 of this report)
 Quality and character (respond to the existing character, high quality architecture and high
sustainability standards) (see sections 11 and 17 of this report)
11.3 Overall, officers are satisfied that the proposal would optimise development on the site in a form which
is appropriate and corresponds with the above requirements, which are assessed in further detail
within the appropriate sections of this report.
11.4 Layout and access
11.5 LP Policy D6 and Table 3.1. reflect the adoption of nationally prescribed minimum space standards.
LLP Policy H5 (A) (ii) that dwellings meet the private internal space standards set out in LP Policy D6.
11.6 The proposed layouts would achieve comfortable and functional layouts which are fit for purpose and
would meet the needs of future occupiers. All homes would meet or exceed the minimum space
standards set out in the LP policy D6 and provide adequate room sizes and storage space. With
respect to floor to ceiling heights, the minimum standard is 2.5m for at least 75% of the GIA. The
section drawings provided for each proposed Block confirms that the floor to ceiling heights would be
2.5m.
11.7 The distribution of the low cost rented accommodation in Blocks B, C & E and the provision of the
intermediate units in Blocks A & E would help to achieve a mixed and inclusive community with regard
to positioning of affordable and non-affordable elements. The layout of blocks ensures that the
development functions as a whole and works as one.

11.8 In terms of access, the duplex units in Blocks B & E and the ground floor units of Block C would all
have their own individual entrance to the dwellings. The ground floor units could be individually
accessed through an entrance from the street/communal courtyards or via the communal lobby. All of
the units on the upper floors, and all of the units within Blocks A & D would be accessed via a
communal lobby that leads to a lift/stair core where future occupiers would then be able to access the
residential units. Each core across all blocks in the development would serve less than the
recommended eight units per floor stipulated in the LP Housing SPD, with the cores in all of the blocks
(except Block D) serve no more than four units per floor whilst the core in Block D serves six units per
floor.
11.9 Accessible, Adaptable and Wheelchair Housing Provision
11.10 LP Policy D5 which seeks to ensure developments achieve the highest standards of accessible
inclusive design. LP Policy D7 requires ninety percent of new housing meets Building Regulation
requirement M4 (2) ‘accessible and adaptable dwellings’; ten per cent of new housing meets Building
Regulation requirement M4 (3) ‘wheelchair user dwellings’, i.e. is designed to be wheelchair
accessible, or easily adaptable for residents who are wheelchair users.
11.11 One hundred and twenty-seven units (90%) have been designed to comply with Building Regulations
requirements Part M4(2) and 14 units (10%) are designed to comply with part M4 (3) of the Building
Regulations. The M4(3) units are located throughout Blocks A to D and will be secured by condition.
11.12 Privacy/Outlook
11.13 LLP Policy Q2 (ii) states that development would be supported where acceptable standards of privacy
are provided without a diminution of design quality, part (iii) adequate outlooks are provided avoiding
wherever possible any undue sense of enclosure or unacceptable levels of overlooking (or perceived
overlooking).
11.14 Separation distances between the proposed development and surrounding developments (Figure 14
below) and within the development Figure 15 below) have been provided. Figure 14 demonstrates that
to neighbouring developments are generally in excess of 18m to enable good levels of privacy and
outlook. Where distances fall below this e.g. 17.7m and 14m, this occurs primarily between residential
corner units.

11.15 Figure 14– Distancing to surrounding developments (Source: Design & Access Statement, p90)

Figure 15– Distancing within the proposed development (Source: Design & Access Statement, p91)

11.16 Within the scheme itself, to address any overlooking and maintain privacy between proposed units,
distancing between primary windows is primarily kept at a minimum of 18m. Where distances between
Blocks fall below this e.g. 7m, 10m and 11.9m (as illustrated in Figure 15) it should be noted that
windows either face blank walls or they are offset to avoid direct overlooking, or are secondary
windows.
11.17 At ground floor level, as described above, each of the units would have defensible space and
landscaping to reduce direct views into the units, to maintain sufficient privacy, and to ensure a sense
of openness around the buildings. This is considered even more essential for the bedrooms located on
ground floors.
11.18 On upper floors, deck access is provided for the non-duplex units in Blocks B, C & E. There is
potential for a certain degree of overlooking that would be experienced as neighbours/visitors walk by
windows but those windows either serve kitchens or bathrooms.
11.19 Aspect
11.20 LLP Policy H5 (A) (i) states that developments provide dual aspect accommodation unless exceptional
circumstances are demonstrated. The Mayor’s Housing SPG defines dual aspect as those with
‘openable windows on two external walls’. All of the units proposed are dual aspect.
11.21 Overall, officers consider that the proposed internal layout design of the residential accommodation in
terms of the units per floor, unit sizes and aspect is acceptable and accord with LP policy D6 and LLP
Policy H5(a) and relevant parts of Policy Q2.
11.22 Daylight/Sunlight and Overshadowing.
11.23 LLP Policy Q2 (iv) states that development will be supported if it would not have an unacceptable
impact on levels of daylight and sunlight on the host building and part (vi) adequate outdoor amenity
space is provided free from overshadowing.
11.24 An internal amenity assessment was provided as part of the Daylight and Sunlight Report, as well as
an assessment on the impact of the development on the external amenity space, and this has been
reviewed by the Council’s consultant.
11.25 Daylight
11.26 The provision of suitable daylight and sunlight to the new development has been considered and
undertaken with the inclusion of the retained trees neighbouring the proposals. In terms of daylight,
this is in respect of the proposed new habitable rooms and consideration is often reviewed on an
average daylight factor (ADF) basis, especially since the provision of daylight is targeted to room use
with standard ADF targets of 1% bedrooms, 1.5% living rooms and 2% kitchens. However, in
instances of any applicable open-plan arrangements of ‘living/kitchen/dining’ rooms, an alternative
methodology to that of the BRE Guide (that simply seeks to apply the highest ADF for a given room
use within a multiple-use room to that of the whole room), is that the ADF is based upon the
predominant room use. This is more commonly applied within the industry and thus often analysis is
on the basis of still including the kitchen area within the assessment (albeit we are then considering a
target for the predominant room use of an ADF of 1.5% for living room).
11.27 The applicant has assessed all rooms within the proposed development and has confirmed that 98%
(398 of 408 rooms) would meet the recommendations with regard to ADF assuming 1.5% target for
LKD’s (see Table 5 below). This is considered an excellent rate of overall compliance, particularly as
the trees in leaf have been taken into consideration.
Room Type

ADF Target

Total No. of Rooms

Rooms Meeting ADF
Target
Bedroom
1.0%
255
253 (99.2%)
LKD
1.5%
129
122 (94.6%)
Living Room
1.5%
12
12 (100%)
Kitchens
2.0%
12
11 (91.7%)
Total
408
398 (97.5%)
Table 5 Summary ADF results with trees in full leaf (Source: Daylight and Sunlight Report)

11.28 The Daylight and Sunlight Report notes that in terms of rooms deviating from their respective BRE
targets, a ground floor kitchen in Block E receives an ADF value of 1.8% but considers that this is
acceptable because it is above the 1.5% living room target and is connected to a well daylit living
room. Officers note that the kitchen and living room are not one combined space but two separate
rooms. It is also noted however, that the kitchen forms one room with a dining room, served by a large
amount of glazing on this elevation (63%), therefore on balance, although there is some deviation
from the BRE target, in this instance, this is considered acceptable and should not lead to a noticeable
loss of light for the occupiers.
11.29 Seven LKD’s across Block B, C and D that achieve ADF levels 0.9%-1.4%. These rooms, as set out in
the Table below, include B-23 on the ground floor within Block B, C-11, and C-19 across the first to
second floor levels within Block C. The remaining LKD’s that fall below the BRE criteria include D-10,
21, 22 and 37 across the ground to second floor levels within Block D. D-21 and D-37 achieve ADF
levels 1.2%-1.4% and are therefore 0.1%-0.3% from the recommended target.
Rooms not meeting use specific ADF target values
Room Type Floor
ADF Target
ADF Score
Private
Affordable
Level
(summer /
Tenure
Tenure
winter)
B/10
Bedroom
1st
1.0%
0.6% / 0.9% No
Yes
B/22
Bedroom
1st
1.0%
0.8% / 1.3% No
Yes
B/23
LKD
1st
1.5%
1.4% / 1.8% No
Yes
C/11
LKD
1st
1.5%
1.3% / 2.0% No
Yes
C/19
LKD
2nd
1.5%
1.4% / 2.1% No
Yes
D/10
LKD
Ground
1.5%
0.9% / 1.0% Yes
No
D/21
LKD
1st
1.5%
1.4% / 1.4% Yes
No
D/22
LKD
1st
1.5%
1.0% / 1.1% Yes
No
D/36
Bedroom
2nd
1.0%
0.8% / 0.8% Yes
No
D/37
LKD
2nd
1.5%
1.2% / 1.2% Yes
No
E/06
K
Ground
2.0%
1.8% / 1/8% No
Yes
11.30 Table 6 Rooms not meeting use specific target values (Source: Daylight and Sunlight Report)
Block/Room
No.

11.31 The LKD’s that do not meet the targets are served by windows overhung by balconies. As such there
is a direct ‘trade off’ between the provision of private amenity space which limits internal daylight levels
and increased sky visibility. In addition, whilst rooms B-23, C-11, C-19 marginally fall below the
recommended targets in the summer scenario, it should again be noted that the result is taking into
account the trees in full leaf. This is further borne out by those same rooms exceeding the BRE criteria
in the winter scenario.
11.32 With regard to the two bedrooms within Block B that fall below the BRE guidance, it is again noted that
the winter results show an increase over the summer results because of the trees being in leaf in the
summer. In relation to the bedroom window (D-36), officers note that this window is in the corner of the
building near to the projecting flank wall of the adjoining unit and it has a balcony above.
Notwithstanding the lower test results of the identified bedroom windows, it should be noted that
bedrooms do have a lower light requirement for daylight.
11.33 Sunlight
11.34 The provision of direct sunlight is orientation specific and can be limited by the constraints of site
layout. The APSH sunlight assessment has shown that 79 out of the 115 living spaces having
windows within 90 degrees of due south, comply with the BRE targets.
11.35 There are 22 living spaces across the ground to eighth floor levels within Blocks A and D that fall
below the BRE criteria. This includes eight LKD’s which achieve 24% total sunlight hours and
therefore below the BRE target of 25%. Again, the provision of private balconies provides useful
amenity areas for these units but limits direct sunlight to the windows that are overhung by the
balconies, although the external space itself would be well sunlit.
11.36 The remaining spaces that deviate from the BRE targets are located within Blocks B and C, across the
ground to third floor levels. The orientation of these units means that they have a secondary southeast
facing window overhung by the access decks to the rear elevation. The principal aspect from these
units is from the northwest or northeast elevation and the windows within 90° of due south are

secondary windows that serve the kitchen area. These are therefore not primary windows to the main
living spaces but do provide the opportunity for some direct sunlight to the units.
11.37 Overshadowing
11.38 In relation to the two proposed communal amenity areas, the BRE guidance is that at least 50% of
these areas should achieve at least 2 hours in sunlight on the 21st of March. As indicated in Figure 16
below, the areas highlighted in yellow achieves this target while the area highlighted in blue would not.

11.39 Figure 16 - 2 hour in sun test 21st March - Areas with more than 2 hours of direct sunlight highlighted
in yellow (Source: Daylight and Sunlight Report)
11.40 The level of direct sunlight to the amenity spaces within the site is considered reasonable and
overshadowing effects are considered to be in line with the intentions of the BRE guidance and
considered acceptable. 100% of area 1 achieves the target and 92% of area 2 achieves the target.
11.41 Overall, in terms of daylight, the proposed development achieves a high proportion of rooms (98%)
meeting the recommendations with regard to ADF. This is considered an excellent rate of compliance,
especially as trees in full leaf have been taken into consideration. Where rooms do not meet the
guidance, the situation is generally improved for some when the trees are removed from the analysis
(i.e. winter / bare branch). On balance, the development is considered to result in a good level of
daylight and sunlight to residents having regard to Policy Q2 of the Lambeth Local Plan.
11.42 Noise
11.43 LP policy D14 requires that noise sensitive development should be separated from major sources of
noise wherever practicable. LP Policy D13 of the LP expects that planning decisions reflect the Agent
of Change principle and take account of existing noise and other nuisance-generating uses in a
sensitive manner when new development is proposed nearby, with the responsibility for mitigating
impacts from existing noise and other nuisance-generating activities or uses on the proposed new
noise-sensitive development.

11.44 LLP Policy Q2(v) states that the adverse impact of noise is reduced to an acceptable level through the
use of attenuation, distance, screening, or layout/orientation in accordance with London Plan policy
D14.
11.45 A noise assessment was submitted undertaken by Ardent Consulting Engineers and reviewed by
Regulatory Support Services. Monitoring was undertaken over two days using four monitoring stations
that were positioned around the site, as shown in Figure 17 below. Initial observations indicated that
the main noise sources at the time of the survey were local and distant road traffic, aircraft, railway
noise, residential activity at the adjacent properties and school playground.

Figure 17 Monitoring station locations (source: Noise Assessment)
11.46 Average noise levels for daytime and night-time are recorded in the table below, with results indicating
that when applied against the guidance contained within the Professional Practice Guidance on
Planning and Noise (ProPG), the site would be considered a ‘low to medium risk’ development site for
residential use, providing that a good acoustic design process is followed and any adverse noise
impact is demonstrably mitigated and minimised. The Noise Assessment has indicated where
upgraded glazing

Table 7 Site average noise levels for daytime and night-time (source: Noise Assessment)
11.47 The measured noise levels indicate that the potential for the worst affected building facades are
orientated primarily onto Lambeth Walk (Position 1) and it has been recommended that these
properties use uprated ‘Type B’ glazing in order to achieve recommended internal noise levels.

Standard thermal double glazing (Type A) is considered suitable for the remainder of the
development. The recommended location for the Type B glazing is indicated in Figure 18 below.

Figure 18 Locations for updated glazing (source: Noise Assessment)
11.48 The Council’s consultant agrees that a robust facades design is sufficient to controlling internal noise
levels. Conditions are recommended requiring a scheme of noise and vibration attenuation and
ventilation and post construction validation should be included to ensure that an acceptable noise
environment for future occupiers is achieved.
11.49 The plant details associated with the development are not yet known and noise impacts have not been
modelled. It is recommended that due to the residual sound level being considered relatively high
(daytime 57dBLAeq, night-time 50dBLAeq), noise associated with any operational fixed plant should not
exceed a cumulative rating level of 47dBLAeq during the day and 40dBLAeq at night, to protect resident
amenity. These are considered appropriate targets and a condition is proposed to ensure that these
are achieved.
11.50 The noise assessment advises that external noise levels are marginally above guidance levels (the
WHO upper daytime outdoor sound level from steady, continuous noise of 55 dBLAeq,T) but that the
guidance considers that a compromise between elevated noise levels and other factors, such as the
convenience of living in these locations or making efficient use of land resources to ensure
development needs can be met, might be warranted. In such a situation, development should be
designed to achieve the lowest practicable levels in these external amenity spaces but should not be
prohibited.
11.51 Sound levels are considered suitable in the communal gardens, as the location will benefit from
screening from road traffic noise provided by the intervening structure of the proposed development
therefore residents will have a choice to use their private balconies or quieter shared amenity space.
11.52 The Council’s noise consultant agrees with the assessment in this aspect when considering the site in
context. Conditions are recommended requiring a scheme of measures to be submitted and post
construction validation.

11.53 Subject to the above conditions that ensures suitable noise mitigation measures are incorporated, it is
considered that the proposed development would provide an acceptable noise environment for future
residential occupiers having regard to its location. The proposals therefore comply with LP Policy D14
and relevant parts of LLP Policy Q2.
Residential Amenity Space
11.54 The London Plan Housing SPG states that a minimum of 5 sqm of private outdoor space should be
provided for 1-2 person residential units and an extra 1 sqm should be provided for each additional
occupant. LLP Policy H5 B similarly at part (ii) sets out requirements in respect of external amenity for
new flatted developments. Communal amenity space of at least 50 sqm per scheme should be
provided to developments of 10 units or more, plus a further 10 sqm per individual flat provided either
as a balcony/terrace/private garden or consolidated within the communal amenity space.
11.55 Supporting paragraph 5.33 to LLP Policy H5 states ‘…Because of traffic and overlooking front gardens
lack the privacy required to serve residents’ need for leisure, play or relaxation. For that reason, front
gardens should not be counted towards private or communal amenity space provision….’
11.56 Supporting paragraph 5.34 states ‘….In exceptional circumstances the council may consider a
smaller quantity of private amenity space per house and some communal provision where it is
demonstrated to the satisfaction of the council that the space provided will adequately meet the needs
of the intended occupants...’
11.57 The proposed development will provide 141 residential units and the majority of the upper floor units
are provided with approximately 10+sqm of private amenity space in the form of balconies and
terraces (see Figure 19 below). There is, however, a shortfall of 53sqm of private amenity space,
therefore together with the 50sqm of communal space required by the policy, a total of 103sqm of
communal space should be provided. The development will deliver 211sqm of communal space, thus
exceeding the standard.

11.58 Figure 19 –Amenity Area provision (Source: DAS, p92)
Open Space deficiency

11.59 LLP Policy EN1 part D (ii) requires developments in areas of open space deficiency to provide new
on-site open space/access to nature improvements. Where residential is proposed, this should be in
addition to external amenity space requirements of LLP Policy H5.
11.60 The proposal would provide 688sqm of play area and 739sqm of public realm improvements on
Lambeth Walk and Fitzalan Street, in addition to the 211sqm of communal space. The site is located
in in an area of open space deficiency, however, the quantum of additional open space provided in
this respect of the proposal would comply with the requirements of the policy.
11.61 Subject to a planning obligation that would be secured to ensure the communal spaces are provided
on an inclusive basis to all its residents and conditions ensuring that the landscaping of the spaces is
provided to high standards and details submitted for approval, the overall amount and quality of
private and communal amenity space is considered acceptable in this instance and would accord with
LP Policy D6 and LLP Policy H5 and EN1 D(ii).
Play Space
11.62 LP policy S4 says that proposals that include housing should make provision for play and informal
recreation, based on the expected child population generated by the scheme and an assessment of
future needs. The Mayor’s Shaping Neighbourhoods: Play and Informal Recreation SPG (2012) sets
out guidance to assist in this process and sets a minimum benchmark standard of 10sqm per child
regardless of age. LLP Policy H5 D states that the Council will follow the approach to play space set
out in LP policy S4 and associated SPG.
11.63 Using the GLA’s Population Yield Calculator, it is anticipated that the proposed development would
yield 66.4 children, equating to a playspace requirement of 664.8sqm, as indicated in the Table below.
The development will meet the required play space provision but the proposed strategy is to not
provide dedicated play areas but to use the whole of the garden for informal play activities, with the
provision of play equipment throughout. Having play integrated into the overall design, it recognises
that play can take place in a variety of settings and may or may not involve proprietary equipment. A
condition is recommended to secure details of the play area/equipment to be installed to ensure it is of
an adequate standard.
Age Group (yrs)
No. of Children
0-4
29.4
5-11
22.2
12-15
9.7
16 & 17
5.1
Total
66.4
11.64 Table 8: Playspace provision

Required (sqm)
294
222
97
51
664.8

Provided (sqm)
664.8

11.65 Subject to conditions and planning obligations to secure details of the landscaping strategy, play
equipment, and ensuring that all residents are able to access all areas of the proposed
gardens/amenity areas, the proposed development complies with the Mayor’s Shaping
Neighbourhoods: Play and Informal Recreation SPG (2012), LP policy S4 and LLP Policy H5.
12 Amenity for Neighbouring Occupiers
12.1 Daylight and Sunlight
12.2 One of the core planning principles (paragraph 17) in the NPPF is that decisions should “always seek
to secure high quality design and a good standard of amenity for all existing and future occupants of
land and buildings”. LP Policy D6 states that the design of development should provide sufficient
daylight and sunlight to new and surrounding housing that is appropriate for its context, whilst avoiding
overheating, minimising overshadowing and maximising the usability of outside amenity space. LLP
Policy Q2 (iv) supports development that does not have an unacceptable impact on daylight and
sunlight of the adjoining properties including their gardens and outdoor spaces.
12.3 The proposal includes a significant increase in massing from the existing buildings on site and as such
some daylight and sunlight effects to neighbouring properties are inevitable. The applicant has taken
care to design a scheme that on the whole maintains reasonable separation distances and steps
down to its neighbours in height to minimise the adverse effect. A Daylight & Sunlight Report by eb7
has been submitted in support of the application, which has been reviewed by the Council’s consultant
Schroeders Begg LLP.

12.4 The following properties, with windows overlooking the development site, have been considered with
regard to daylight and sunlight, and the Council’s consultant agrees with the extent of the study area:
 49 Fitzalan Street
 50-54 Fitzalan Street
 55-50 Fitzalan Street
 1-16 Longton House
 Lambeth Walk Day Nursery
 1-18 Saperton Walk
 126 Lambeth Walk
 16 & 18 Lollard Street
 2-46 Gibson Road
 Former Lilian Baylis School
 91 Lollard Street
 20 Juxon Street
12.5 49 Fitzalan Street
12.6 This is a mixed-use property, with commercial on the ground floor frontage and residential to the rear
of the ground floor and to the upper floors. This three-storey building is located to the north of the
development site between Fitzalan Street and Lambeth Walk, with windows on the south facing
elevation that will have a direct view of the proposal. Two of these at each level appear to serve
stairwells which, as non-habitable spaces, are not relevant for further assessment.
12.7 Daylight
12.8 VSC analysis show that the majority of habitable rooms fully meet the BRE targets. Where there are
minor deviations to 0.7 times the former value, the retained VSC levels remain high at c.23% - 26%.
The NSC assessment demonstrates that six out of nine of the habitable room assessed, meet the
BRE guidance. Three of the rooms deviate marginally from the recommended targets.
Notwithstanding this, the daylight penetration to these rooms remain high at c.64% - 73% of the floor
area maintaining sky visibility.
12.9 Sunlight
12.10 The south facing windows within this property will retain good levels of sunlight in excess of the BRE
targets.
12.11 50-54 Fitzalan Street
12.12 This is a row of 5 two-storey terraced houses located to the northeast of the site on Fitzalan Street.
There are windows on the southwest facing elevation that overlook the site, including bay windows
across the ground and first floors.
12.13 Daylight
12.14 The results of the Vertical Sky Component (VSC) assessment for these neighbours demonstrate that
of the 55 windows tested serving habitable spaces, the vast majority of windows (53) meet the BRE
target of 0.8. The two windows that fall below the recommended criteria are within a bay serving a
ground floor room (R1) and are 0.7 of the former value. Paragraph 2.2.6 within the BRE guide states
that the mean VSC effects may be considered where rooms are served by more than one window. On
this basis the VSC effects to the windows serving this room are in accordance with the BRE
guidelines.
12.15 The results from the No Sky Contour (NSC) analysis have shown that whilst there are deviations from
the BRE targets, these are generally marginal at 0.7 times the former value. The internal arrangement
has been based on assumed layouts for this row of dwellings, such that the VCS assessment is
considered to be the primary metric for assessing the changes in their daylight. Notwithstanding this,
there remains good daylight penetration to all spaces with c.55% - 80% of the floor area maintaining
direct sky visibility.
12.16 Sunlight
12.17 The results from the Annual Probable Sunlight Hours (APSH) assessment show that all south facing
windows within this property will retain good levels of sunlight in excess of the BRE target criteria.
12.18 55-59 Fitzalan Street

12.19 This is a three-storey terrace block of terrace dwellings located to the northeast of the site and with a
vacant plot (No.55a) between the flank walls of Nos.54 and 55 which has an extant permission for a
two-storey dwelling plus basement level (ref: 19/03194/NMC). There are site facing windows on the
southwest facing elevation. At ground floor the windows that are recessed from the main elevation
serve bathrooms and hallways. These are non-habitable spaces and are therefore not relevant for
assessment according to the BRE guidance
12.20 Daylight
12.21 The VSC and NSC methods of assessment indicate that all habitable windows tested retained their
existing values or were within 0.8 of their former value, thus complying with BRE guidance.
12.22 Sunlight
12.23 all windows that serve habitable spaces and are within 90 degrees of due south retain excellent levels
of direct sunlight with minimal reductions resulting from the scheme. All windows fully meet the BRE
criteria of 25% APSH with at least 5% during the winter months with the majority significantly
exceeding this figure
12.24 1-16 Longton House and Lambeth Walk Day Nursery
12.25 This is a five-storey building located on the junction of Juxon St and Lambeth Walk and set at an angle
to those two roads. The property comprises residential flats above a children’s day nursery on the
ground floor.
12.26 Daylight
12.27 There is good separation between the site and these neighbours such that both the VSC and NSC
results show no material effect to any windows or rooms. All levels remain at or within 0.8 times the
existing value and fully comply with the BRE targets.
12.28 Sunlight
12.29 The south facing windows within this property will retain good levels of sunlight in excess of the BRE
targets.
12.30 1-18 Saperton Walk
12.31 Flats 1-18 Saperton Walk are located to the northwest of the site across Lambeth Walk and form part
of the wider estate. The building is three storeys and contains windows on its rear, southeast facing,
elevation that enjoy a direct view of the proposal.
12.32 Daylight
12.33 The habitable windows experience high existing light levels and lead to a larger proportional change
as a result of the proposal, with the results from the VSC assessment showing reductions to less than
0.8 times their former value. In addition, the NSC assessment shows that 22 of the 36 rooms (61%)
retain levels in line with the BRE guidance. Ten of the windows, serving living rooms, have ‘major
adverse’ reductions, with the retained VSC ranging from 16.9 to 24.2 (with an average of 20.6 overall).
With the exception of two isolated instances, the VSC is above 18 which has been considered
reasonable within the Borough for a living room (the two isolated instances below a VSC of 18 are
16.9 and 17.8 which are relatively close if utilising 18 as a benchmark).
12.34 Sunlight
12.35 The APSH study shows that all windows within 90 degrees of due south meet the BRE criteria of 25%
APSH with at least 5% during the winter months.
12.36 126 Lambeth Walk
12.37 This is a four-storey apartment block sited on the junction of Old Paradise Street and Lambeth Walk,
to the west of the development site. There are windows to the south and northeast facing elevations
that will have an oblique view of the proposal.
12.38 Daylight
12.39 The VSC and NSC results show no material effect to all windows and rooms. All levels remain at or
within 0.8 times the existing value and fully comply with the BRE targets.
12.40 Sunlight

12.41 The side elevation of this building is broadly northeast facing and therefore not relevant for an APSH
assessment. There are however some windows within 90 degrees of due south which have been
tested. All of the relevant windows remain materially unaffected by the proposal.
12.42 16 & 18 Lollard Street
12.43 Located to the southwest of the development site, these are first floor flats located above the ground
floor commercial units. There are site facing windows on the northeast facing elevation which appear
to serve a bathroom and an entrance hallway but also face onto the deck-access. As these are nonhabitable spaces, they are not relevant for assessment under the BRE guidelines.
12.44 Former Lilian Baylis School
12.45 This is a four-storey block of apartments located to the south of the development site on Lollard Street,
with a number of windows to the northeast facing elevation that will overlook the development site.
Some of these windows are positioned beneath external balconies, which are ‘self-limiting’ in terms of
outlook and existing daylight levels. The external balconies (shown in the image below) provide
valuable amenity space for residents but do lead to sensitivities in respect of neighbouring
development.
12.46 Where balconies or other design features of a neighbouring property lead to specific sensitivities in
respect of daylight/sunlight, BRE suggests an additional assessment with balconies removed should
be undertaken to quantify the effects the design of the neighbour is having on its sensitivity.

Image 1 (Source: Google Streetview)
12.47 Daylight
12.48 The initial study carried out including the external balconies in place demonstrates that 34 out of 36
windows meet the BRE target VSC levels. The windows that deviate from the recommended values,
are positioned beneath external balconies. Notwithstanding 99 (Denby Court) & 109 Lambeth Walk
Daylight & sunlight assessment the effect of balconies, the NSC results show that the scheme does
not have a significant effect on the daylight penetration to this neighbour with the effects to all rooms
fully meeting the BRE targets.
12.49 When an analysis is undertaken with the balconies removed, all windows fully comply with the BRE
guidance. As such, the sensitivities to this neighbour in respect of daylight and sunlight are due to the

buildings design that includes the provision of external balconies, rather than the proposal itself.
Overall, the daylight effects to this neighbour are considered to be fully in line with the intentions of the
BRE guidance
12.50 Sunlight
12.51 The windows that have a view of the development site, are not within 90 degrees of due south and are
therefore not relevant for assessment.
12.52 91 Lollard Street
12.53 This is a two-storey, end of terrace dwelling located to the southeast of the site. The house has
windows in the rear return which face towards the site, which at ground floor level serve a dual aspect
kitchen and at first floor, they serve a bedroom.
12.54 Daylight
12.55 The analysis shows little impact to this neighbour with all windows except one being retained at or
within 0.8 times the former value. A single window to the bedroom falls to 0.7 times the former value
however the window retains a very high VSC level of c.26%. In addition, the mean VSC levels to this
dual aspect room are retained at 0.8 times their former value such that the effects fully meet the BRE
guidance. The NSC assessment shows no material change as a result of the proposal.
12.56 Sunlight
12.57 The windows that have a view of the development site, are not within 90 degrees of due south and are
therefore not relevant for assessment.
12.58 20 Juxon Street
12.59 This is a four to five storey ‘L-shaped’ apartment block, located approximately 47m to the northwest of
the development on Juxon Street. The majority of the site facing windows to the southeast facing
elevation are obstructed by 1-16 Longton House, therefore only a small number will overlook the
proposal.
12.60 Daylight
12.61 There is good separation between the development site and this neighbouring block such that both the
VSC and NSC results show no material effect to all windows and rooms. All retained levels remain at
or within 0.8 times the existing value.
12.62 Sunlight
12.63 The southeast facing windows within this property will retain good levels of sunlight in excess of the
BRE targets.
12.64 Overshadowing
12.65 The applicant has submitted transient shadow plots for what the Council’s consultant considers to be
suitable hour intervals for the 21st March spring equinox (benchmark date) and further plots for midsummer / summer solstice (21st June) when the sun appears highest and longest in the sky and
conversely also for mid-winter / winter solstice (21st December). These are the recognised dates upon
which assessments are made. The Council’s consultant also agrees that the focus should be on
March 21st because this represents the average for the year.
12.66 Spring Equinox (21st March)
12.67 There is no effect from the proposed development on the Open Space until approximately 3pm, with
increasing shadowing form thereafter. There is also some overshadowing experienced from existing
neighbouring properties on Lollard Street which will add to the cumulative impact. However, due to the
size of the park, large areas of it remain unaffected.
12.68 There will be increased overshadowing to the rear amenity areas of Nos.1-18 Saperton Walk and to a
lesser extent to Nos.1-18 Ingram Close and also Nos.1– 47 Juxon Street up until approximately 11am
with some part shadowing continuing to Nos.1-18 amenity up until approximately 1pm / 1.30pm. The
proposal has no further effect thereafter to these amenity areas. Therefore, the main area affected is
the individual demised amenity areas to Nos 1-18 Saperton Walk which relates to 6 No. amenity
areas. It should be noted that there is also some inherent sensitivity to these particular amenity areas
given the context: short gardens approximately 3.7m deep, typically enclosed by 1.8 metre high walls /
fencing and also experiencing self-shadowing in the latter part of the day. Whilst excluded from BRE

assessment review, the mature trees along Lambeth Walk also provide some dappled shade to these
areas predominantly during the morning, as shown in Image 2 below.

Image 2 Rear of 1-18 Saperton Walk (Source Google Streetview)
12.69 There is some increased shadowing up until approximately 10am to part of the play areas of the
Lambeth Day Nursery. The proposal has no further effect after mid-morning to these amenity areas.
12.70 With regard to the rear gardens of Nos.50–59 Fitzalan Street, given that these are located to the
north-east of these dwellings, there is already a degree of self-shadowing. The development would not
add any significant change to this.
12.71 In relation to the external play areas of Walnut Tree Walk Primary School, there is no effect from the
proposal until after 3pm, with some significant shadowing from then for the remainder of the day.
However, it should also be noted that some shadowing already exists from the adjoining 3-storey
block at Nos.55-59 Fitzalan Street (there are also a number of trees which provide dappled shade to
some of the areas although BRE Guide analysis review excludes consideration).
12.72 Summer Solstice (June 21st)
12.73 This date marks the point when the sun and its path across the sky are at its highest. There is
effectively no shadowing from the proposal to the amenity areas considered, except for some morning
shadowing to the rear of Nos.1-18 Saperton Walk (and 19-20 Saperton Walk) and later afternoon /
early evening to the Open Space. Shading caused by the proposal to the Open Space is of a similar
distribution to the March 21st patterns, as the sun sets later in the evening longer shadows are cast
between 4pm–6pm.
12.74 Winter Solstice (December 21st)
12.75 This date marks the point when the sun and its path across the sky are at its lowest. There will be no
significant change to such amenity areas as the rear gardens to Nos.50–59 Fitzalan Street (rear
gardens), Walnut Tree Walk Primary School (external play areas) and the Open Space. There are
some limited impacts to Nos.1-18 Saperton Walk, Lambeth Walk Day Nursery and a number of
additional amenity areas although to highlight, this is not the BRE Guide test review date (applicable
review date being 21st March equinox).
12.76 Overall, the Council’s consultant considers that all amenity areas would achieve the BRE Guide target
criteria of 2 hours sunlight, with the isolated exception, to the 6 rear gardens to Nos.1-18 Saperton
Walk (this is at the March 21st assessment date). However, in respect of Nos.1-18 Saperton Walk, it is
evident that the proposal has no effect from just after 1pm on 21st March and that later in the day,
such amenity areas are then affected by a degree of self-shadowing. It is also noted that the existing
trees on Lambeth Walk in this locality, will provide some degree of dappled shade during the morning
(although excluded from BRE Guide review).
12.77 Summary
12.78 Although the majority of neighbouring properties would not experience significantly adverse (moderate
and major) impacts to daylight, it is clear that some properties (primarily to neighbouring Nos.49, 5054 and Nos. 1-18 Saperton Walk) would experience appreciable reductions in daylight. However,
when considered against retained values, if such impacts where to be categorised in reference to full

EIA review, the extent of such impact is considered to be typically ‘minor / moderate adverse’ overall
although there are some areas of more ‘major adversity’ to some isolated windows / rooms relevant to
Nos.1-18 Saperton Walk (primarily relating to 3 No. flats). The identified harm to these three properties
should therefore be balanced against the benefits of the scheme and Members should therefore
consider whether those benefits do outweigh the harm.
12.79 In relation to sunlight reductions to neighbouring properties, these are considered to meet or be
reasonably close to meeting the BRE targets. For impacts to neighbouring gardens, these could also
be considered as meeting BRE guidance with the exception to a number of small rear individual
amenity areas to Nos.1-18 Saperton Walk (some adverse impacts would occur to these areas which
have some inherent sensitivity to the development given the context).
12.80 The applicant has taken care to design a scheme that on the whole maintains reasonable separation
distances and steps down to its neighbours in height to minimise significant adverse effects whilst
looking to optimise use of the site for housing, which is appropriate given it is brownfield land with
good accessibility. Given these considerations, and the planning benefits of the scheme, especially
the delivery of new homes and affordable housing, on balance the proposal is considered acceptable
in this respect.
12.81 Privacy/Outlook
12.82 LLP Policy Q2 (ii) states that development would be supported where acceptable standards of privacy
are provided without a diminution of design quality, part (iii) adequate outlooks are provided avoiding
wherever possible any undue sense of enclosure or unacceptable levels of overlooking (or perceived
overlooking).
12.83 The applicant has provided a drawing (Figure 14 above) that illustrates distances from the proposed
buildings within the development to neighbouring properties on the surrounding streets. As discussed
above, the separation distances from the proposed perimeter buildings to neighbours opposite are
generally in excess of 18m to facing windows. When the upper floors of Block D is also taken into
consideration, separation increases to approximately 44m to the properties on Lollard Street, 40m to
the Saperton Walk properties, and 54m to the properties fronting Fitzalan Street. The proposed
separation distances would enable good levels of privacy and outlook to neighbouring occupiers.
12.84 There are two instances where distances to developments opposite are less than 18m: between Block
B and No.49 Fitzalan Street (14m); and between Block E and No.20 Gibson Road (17.7m). With
regard to Block B and No.49 Fitzalan Street, the flank wall of Block B has a kitchen/dining window
facing Fitzalan Street, from which it is considered that there wouldn’t be an unacceptable loss of
privacy or overlooking to the occupiers opposite. In relation to Block E, this faces the flank wall of
No.20 Gibson Road where there are two windows (ground and first floor), however these do not
appear to serve habitable rooms and would therefore not be affected in terms of loss of privacy and
outlook.
12.85 Noise and Vibration
12.86 LP Policy D14 seeks to reduce, manage, and mitigate noise. This is reiterated in LLP Policy Q2 (v)
12.87 Operational Development
12.88 With regards to operational development, conditions are recommended requiring a scheme of noise
and vibration attenuation and ventilation and post construction validation should be included to ensure
that an acceptable noise environment for future occupiers and surrounding residents is achieved.
12.89 Construction Phase
12.90 During the construction phase, the assessment indicates that the contractor will employ best practice
to control noise. It is suggested that hoarding can be used adjacent to sensitive receptors and
stationary equipment and plant will be placed as far as practicable from noise sensitive properties, and
the prohibition of idling plant, machinery, and delivery vehicles.
12.91 The Outline Construction Logistics Plan also proposes a range of measures that could be
implemented to reduce on-site noise generation:
 Noise control technology will be used where appropriate in accordance with current best
practice;






Plant used for breaking down materials will use crushing techniques rather than by using air
driven impact or drop hammering where practical e.g. for cutting down piles;
Where practical all fixings and holes will be formed/cast into concrete to minimise drilling and
cutting on site;
Off-site manufacturing will be utilised where possible to reduce production activity on site; and
Where extremely loud activities are unavoidable, methods of working will be agreed with LBL /
TfL

12.92 The Council’s consultant considers that as a minimum, a construction environment management plan
(CEMP) should be submitted, demonstrating full consideration of environmental noise control and
include the following:
 As a minimum, the CEMP should detail where noise sensitive receptors are located; what the
noise levels/targets are proposed to be complied with and what specific measures have been
considered and adopted in advance to demonstrate Best Practical Means.
 The LBL model CEMP condition requires named contact details in case of complaints, and also
liaison with highways officers to ensure the proposals are acceptable (RSS cannot comment on
highway matters).
 Section 61 (Control of Pollution Act 1974) considerations should be provided in full.
12.93 A CEMP that would ensure appropriate mitigation and control measures are considered and
implemented will be secured as a pre commencement condition. Subject to this, the proposal would
ensure appropriate mitigation of impacts on neighbouring residential occupiers in accordance with LP
Policy D14 and LLP Policy Q2.
12.94 Amenity Conclusion
12.95 Given the above considerations and subject to appropriate conditions, it is considered that the
proposal would not unduly impact upon the amenities of surrounding occupiers.
12.96 In respect of daylight and sunlight there is limited existing massing on site and therefore some of the
surrounding neighbouring properties will have higher levels of daylight than could be anticipated for an
urban location. The proposal as indicated would have some appreciable and harmful impacts in
respect of loss of daylight and sunlight however the retained values are considered reasonable and
when considered on balance with the public benefits of the scheme, the proposal would accord with
LLP Policy Q2.
13 Designing Out Crime
13.1 LP Policy D10 seeks development which reduces opportunities for crime. LLP Policy Q3 A will expect
development to utilise good design to design out opportunistic crime, anti-social behaviour, and fear of
crime, pay particular regard to shared public spaces and communal areas, ensure that a materials and
construction details are robust, durable and resistant to malicious damage. Part B that applicants
engage in early pre application discussions where possible and meet the standards and objectives of
the Secured by design initiative
13.2 The proposal would intensify the residential nature of the area and would create a more active
frontage to the three surrounding streets and better natural surveillance not only of the roads but also
of the Open Space. The scheme will deliver a gated, perimeter block development where access
points are legible and there is clear definition between public and private space. Officers welcome this
approach.
13.3 The DAS supporting the application outlines how the design of the scheme has responded to Secure
by Design guidance contained within the Secured by Homes 2019, Version 2, March 19 document.
Measures to be adopted, where possible, include:
 Outward facing buildings
 Mix of dwellings to ensure greater potential for homes to be occupied throughout the day to
increase natural surveillance and community participation and environmental control
 Defensible zones for ground floor properties
 Natural surveillance by active frontages
 Railing and controlled gated access separate private and public open spaces
 Careful selection of planting near paths to avoid overgrown plants blocking views and creating
hiding places














Communal and play spaces designed to allow natural surveillance from nearby dwellings with
safe and accessible routes and clearly defined boundaries
Clear boundary between private and public with maximum height of railings/plantings
Climb resistant gate with fob access, access control and visitor door entry systems
Privacy screen
2m high fence with vertical railings to avoid step-up points
Secondary windows to side elevations
Clear dwelling address for postal workers and emergency services
Overlooked car parking
Maintenance strategy for landscaping
Vandal resistant lighting
24hr lighting to communal areas
External lighting for each dwelling

13.4 These measures would be secured by condition to ensure that their design, size and siting is
appropriate and to also ensure, for example in relation to lighting, that lighting levels/spillage does not
unduly harm the amenity of residents The Secure by Design officer raised no objection to the proposal
subject to conditions requiring the development to submit details of security measures for approval
prior to commencement of development to ensure incorporates measures that maintains and
enhances safety. A further condition is also recommended that requires a certificate to demonstrate
that the development would adhere to the principles of secured by design is submitted.
13.5 It had also been suggested that there should be an access gate opening directly onto the Open
Space, however the Designing Out Crime Officer would not recommend this because it creates an
additional area of security risk. From their own experience, it is advised that the gate will eventually be
propped open or damaged, giving access to rear gardens, bike lockers, and communal bike stores.
Similarly, the two gates between the rear of Block B and the cycle store at Bock D are required for
security purposes. Officers have been assured that this would not prohibit access by all residents to
both amenity areas and it is proposed that details of the gates be secured by condition.
13.6 Subject to conditions the proposal would accord with LP Policy D10 and LLP Policy Q3.
14 Trees and Landscaping
14.1 Trees
14.2 LLP Policy Q10 advises that proposals for new developments will be required to take particular
account of existing trees on site and adjoining land. Development will not be permitted that would
result in the loss of trees of significant amenity, historic or ecological/habitat conservation value, or
give rise to a threat, immediate or long term to the continued wellbeing of such trees. Where trees
located within development site appropriate that can be satisfactorily protected from construction
impacts and positively integrated.
14.3 A total of 30 individual trees within and in close proximity to the site were surveyed. The Arboricultural
Impact Report divides the trees into two distinct groups: the row of mature London Plane street trees
along Lambeth Walk and Fitzalan Street; and those within the site which are comprised predominantly
of exotic deciduous trees scattered around the areas of soft landscaped courtyards of 99 (Denby
Court) & 109 Lambeth Court.
14.4 The proposed development would require the removal of 23 individual trees (shown in Figure 20) and
replacement planting of 43 trees. All trees to be removed are category C trees, which have been
determined to be trees of low quality and with an estimated remaining life expectancy of at least 10
years or young trees with a stem diameter of less than 150mm. It is noted that there are no category A
trees and the 8 London Planes are all category B trees.

Figure 20 Extract from Tree Works Plan (source: Arboricultural Implications Report)
14.5 All six of the existing London Plane trees on Lambeth Walk and the two located on Fitzalan will be
retained. Initially, the two trees in front of Block A were to be removed but the setting of this Block
back into common alignment with Block B has ensured that sufficient space is retained to enable the
retention of these trees. As discussed above, the existing setback of approximately 4m will be
increased to between 7m and 9m, thus allowing 2m clearance between the trees and the proposed
buildings during construction. It should be noted that in terms of Daylight and Sunlight, a full-leaf
canopy was taken into consideration when assessing the impact on living standards.
14.6 LLP policy Q10G advocates the use cost/benefit tools such as i-tree or CAVAT as set out in LP policy
G7C where tree loss is unavoidable. A CAVAT (Capital Asset Value for Amenity Trees) calculation
has been undertaken to establish a value for the trees to be lost and which are considered to have
some amenity value. Seven steps are undertaken to derive a monetary value:
 Step 1. Determining the “base” value (size multiplied by a unit value factor)
 Step 2. Adjustment to determine the “community tree index (CTI)” value (a value adjustment
based on location, in terms of population density).
 Step 3. Adjustment to determine the “location factor (LF)” value (a value adjustment made for the
relative accessibility of the tree to the general public).
 Step 4. Adjustment to determine the “functional crown value [part 1]: structural framework” (an
adjustment of the value according to crown size).
 Step 5. Adjustment to determine the “functional crown value [part 2]: Leaf cover completeness and
condition” (an adjustment of the value according to the functional status (condition) of the present
canopy).




Step 6. Adjustment to determine the “amenity and appropriateness” value (a value adjustment for
how well the particular tree species characteristics are suited to its location).
Step 7. Adjustment to determine the “Full” value (a value adjustment for life expectancy (LE) and
leading to the final value for the tree).

14.7 The applicant’s CAVAT calculation results in a total value of £112,771. Council officers are currently
determining the final level of contribution and this will be secured through a S106 Agreement.
14.8 The trees to be lost will be replace with a mixture of 6 different species: Platanus acerifolia,
Liquidamber styraciflua “Paarl”, Betula utillis, Prunus Serrula, koelreuteria paniculata, and Magnolia
kobus. The trees have been selected for their ornamental and floriferous nature to highlight particular
areas and to provide changing interest across the seasons.
14.9 Trial pit investigations have been undertaken to establish the likely impact of the proposed foundations
on the trees, with the focus being that around London Plane No.6 (near to the junction of Lambeth
Walk and Lollard Street). The result of this investigation is that the location of the proposed
foundations would not lead to the severance of significant roots if the foundations were founded no
deeper than 1m below ground level. Moreover, to mitigate any potential risk of root severance, it is
suggested that the foundation design should be of a ‘pile and beam’ type sunk to a maximum depth of
600mm. All excavations and foundation construction within the RPA of trees is to be directly
supervised by the appointed arboriculture consultant.
14.10 In order to respond to flooding constraints and to provide disabled access from Fitzalan Street, it is
necessary that ground levels are raised between 150mm and 300mm and access ramps are provided
to ensure that finished ground level is set at 4.6m above datum. This will result in an encroachment of
no nearer than 3.5m to the trunks of the two London Planes (tree Nos. 33 & 34), which equates to
approximately 3.7% of individual RPAs. The minor increase in levels will allow the proposed stairs to
have a slab foundation while the retaining wall and ramp would again employ a ‘pile and beam’
foundation. Again, all such works would be directly supervised by the appointed arboriculture
consultant.
14.11 The areas lost to encroachment within the RPAs of the eight London Planes, can be compensated for
in the areas of proposed soft landscaping where the soil conditions will be improved, leading to an
environment favourable for root growth. Therefore, there will be no net loss of suitable rooting area,
and no risk of cumulative impacts in the future.
14.12 Implementation of measures to prevent other incursions into the RPAs of retained trees and to protect
them during demolition and construction can be assured by the erection of appropriate protective
fencing and the installation of ground protection, as shown on the Tree Protection Plans. These
measures would be secured by condition.
14.13 Overall, subject to the conditions and obligation set out above, the proposal complies with the
requirements of LLP Policy Q10.
14.14 Landscaping
14.15 LLP Policy Q9 requires developments to provide landscaping that is fit for purpose, provides means of
access routes, avoids piecemeal or left over spaces, includes sustainable drainage, maximises
opportunities for greening and makes use of appropriate plant species and is attractive and well
designed.
14.16 Areas of hard and soft landscaping are proposed across the site, as illustrated in the hard and soft
landscape drawings submitted with the application. The masterplan indicates an intention to provide
defined character areas as illustrated in the image below:
1. Lambeth Walk streetscape
2. Fitzalan Street streetscape
3. Lollard Street streetscape
4. Arrival Piazza
5. Piazza Courtyard
6. Garden Courtyard
7. Interface with the park

Figure 21 Landscape Masterplan (source: Landscape Design Report)
14.17 The Masterplan will clearly define the public realm and improve the streetscape for the three
surrounding streets through improved plantings to maximise biodiversity gain. The arrival piazza will
be planted with climbing plants to soften the appearance. The route has been kept clear for fire tender
access. The glimpse of the new landscaped courtyard will be seen as well as the view to the Lambeth
Walk. Buildings A, B and D frame the new arrival square. The proposed semi mature tree will be the
largest of the trees proposed and will be a focal point from Lambeth walk entrance as well as from the
park. The piazza courtyard will be an area that can be utilised by all age groups. The whole of the
garden will be designed to be used for informal play amongst the benches and plantings. The garden
courtyard will also offer space for users of all ages and will be separated into smaller spaces that will
include growing gardens, playspace and benches.
14.18 The interface with the park forms the transition between the private space of the application site and
the public park. The two private gardens that will border the park will have clipped hedges, while the
remainder of the boundary edge will be more open, consisting of a metal rail fence interspersed with
brick walls. The permeability of the proposed boundary treatment will allow for views in and out of the
site.
14.19 The Council’s Parks and Open Spaces officer has raised no objection subject to conditions relating to
final landscape details and associated maintenance. Subject to these the proposal would accord with
Policy Q9.
14.20 Ecology and Biodiversity
14.21 LP Policy G1D seeks to ensure that proposals incorporate appropriate elements of green
infrastructure such as street trees and green roofs. Policy G6D seeks to ensure that proposals
manage impacts on biodiversity and aim to secure net biodiversity gain.

14.22 LLP Policy Q9 reflects the aims of Policy EN1, promoting opportunities for greening as well as
protection and enhancement of existing biodiversity.
14.23 A preliminary ecological appraisal, together with an addendum, has been prepared by AA
Environmental Limited and submitted in support of the application. The Council’s Parks and Open
Space Officer reviewed the proposals and found that the assessment was to the required standard
and included a robust assessment of the site and any risks to protected species, along with proposed
enhancements and mitigations to benefit birds, bats and other protected and non-protected species.
14.24 The assessment included a series of recommendations which must be incorporated into the final
development in order to enhance biodiversity, especially into detailed hard/soft landscaping and any
additional ecological features. A condition to secure the mitigation measures is recommended.
14.25 Prior to demolition of any buildings or site clearance, additional site surveys and assessments should
be undertaken to ensure any buildings and/or features have not, in the interim period, become
occupied by bats and nesting birds. A condition to secure this is recommended to ensure they have
appropriate procedures and protocols in place to ensure this is undertaken if required or requested by
the Local Planning Authority.
14.26 The preliminary ecological appraisal includes recommendations and enhancements for the proposal to
deliver a number of biodiversity net gains. This is achieved through habitat creation such as new
planting, green roofs (500sqm), bird and bat boxes and habitat piles (potential habitat opportunities for
invertebrate species), as indicated on the accompanying Ecological Enhancement Plan. A condition is
recommended that at built stage, evidence is provided to demonstrate net biodiversity has been
achieved.
14.27 In respect of bird and bat boxes, where possible, some or all of such boxes should be integrated into
the fabric of new buildings, as inserted boxes or voids rather than being all externally mounted boxes.
Likewise, where bat boxes are proposed to be installed. This would be secured by condition.
14.28 The proposal indicates provision for green roofs across the proposed buildings. Greens roofs are
supported and should be a biodiverse living roof to ensure their design will increase habitat availability
for various forms of wildlife, especially birds, pollinator invertebrates and bats. We would expect that
any proposed green roofs would be a biodiverse living roof design. A condition is recommended
securing detailed specification of the green roof including how they would be maintained and
protected.
14.29 In respect of the soft landscaping features there is a good proportion dispersed within the
development. Fuller details will be secured by condition as to the exact design, construction, and
installation, as well as maintenance of any such enhancements.
14.30 Subject to conditions it is considered the proposal would accord with LP Policies G1, G6, LLP Policies
Q9 and EN1.
14.31 Urban Greening Factor
14.32 LP Policy G5 requires proposals within boroughs to develop an Urban Greening Factor (UGF) to
identify the appropriate amount of urban greening required within developments. For residential
development this is an Urban Greening Factor of 0.4.
14.33 LLP Policy EN1 F refers to applying London Plan policy G5 in relation to urban greening factor for
major developments.
14.34 The proposed development has a UGF of 0.43. This is achieved through incorporation of but not
limited to trees, planting, amenity grassland, permeable paving, and green roofs. The anticipated UGF
reiterates the importance of ensuring that details as to the final soft landscaping plans and biodiversity
enhancements for the development are secured, especially the biodiverse green roofs, as provided so
as to be confident that this UGF is secured and exceeded if possible.
15 Transport
15.1 LP Policies T1, T3 and T4 seek to ensure that the impacts of development in transport capacity and
the transport network are fully assessed. LP Policies T2, T5, T6 and T7 set out the requirements in
respect of cycle and car parking, deliveries servicing and construction.

15.2 LLP policies T1, T2, T3, T6 and T7 seek to ensure that proposals for development will have a limited
impact on the performance and safety of the highway network and that sufficient and appropriate car
parking and cycle storage is provided whilst meeting objectives to encourage sustainable transport
and to reduce dependence on the private car. If development will have an unacceptable transport
impact, it should be refused in the absence of mitigation measures to make the development
acceptable.
15.3 Site context
15.4 The Site has a PTAL of 4 (very good). There are 8 bus routes within approximately 560m of the site
and it is approximately 600m southwest of Lambeth North Underground Station, with Waterloo Station
a further 300m north. Lambeth Walk is the primary frontage and leads to Lambeth Road (A3203) in
the north, which offers access Lambeth Bridge to the west and to the A302 leading to the A3 and
A201 at Elephant and Castle in the east.
15.5 Fitzalan Street runs along the northeast boundary of 99 Lambeth Walk (Denby Court) and Lollard
Street runs along and southwest boundary of 109 Lambeth Walk. Fitzalan Street meets the A23
Kennington Road to the southeast, which provides access to bus services and local amenities. To the
south, the A23 heads past Lollard Street and meets the A3204, which heads northeast to the A3 and
Elephant and Castle and west to Vauxhall Bridge enabling access into Central London.
15.6 On the opposite side of Lambeth Walk is Juxon Street, which provides access to the bus services on
Lambeth Road via either Pratt Walk or Sail Street.
15.7 The site is located within a Controlled Parking Zone (CPZ) with the roads surrounding the site subject
to a 20mph speed limit. In terms of traffic calming in the vicinity of the site, there is a raised table at the
junction of Lambeth Walk and Lollard Street and on the Fitzalan Street approach to Lambeth Walk.
Near to the site, opposite Lambeth Walk Open Space, there is a raised table with zebra crossing
facility on Fitzalan Street adjacent to Walnut Tree Primary School.
15.8 Access
15.9 The development is proposed to be car-free, so there will be no vehicular access other than for
disabled parking bays on Fitzalan Street and emergency vehicle access.
15.10 A s278 will be required to provide for the removal of any redundant crossovers, reinstatement of
footways or highway remediation at the expense of the applicant. The s278 would be secured through
a planning obligation.
15.11 Trip Generation
15.12 Existing
15.13 For Denby Court, a vehicle trip generation assessment has been carried out based on comparison
with sites with survey data for institutional hostels land use throughout the country. In relation to 109
Lambeth Walk, a similar survey period was employed but for community education land uses
throughout Greater London. Table 9 below provides the existing trip generation for the site and Table
10 provides the TRICS-derived predicted trip generation (by mode) for the weekday peak hours and
for a weekday.
Weekday AM Peak
08:00 – 09:00
Arrivals
Departures
1
1

Weekday PM Peak
08:00 – 09:00
Arrivals
Departures
1
1

Denby
Court
109
4
0
2
4
Lambeth
Walk
TOTAL
5
1
3
6
Table 9 Existing Vehicle Trip Generation (Source: Transport Assessment)
Weekday AM Peak
08:00 – 09:00
Arrivals
Departures

Weekday PM Peak
08:00 – 09:00
Arrivals
Departures

Daily
Arrivals
14

Departures
14

52

52

66

76

Daily
Arrivals

Departures

Vehicles
6
14
8
4
Cyclists
0
3
3
1
Pedestrians
9
23
17
9
Public
5
54
28
8
Transport
Table 10 Predicted Trip Generation (Source: Transport Assessment)

69
10
179
163

72
9
161
183

15.14 Proposed
15.15 Having regard to the data in Table 10, it is predicted that during the weekday peak hours, there would
be 26 to 32 pedestrian movements and 3 to 4 cyclist movements. This level of activity is unlikely to
have a noticeable impact on the transport network.
15.16 With regard to public transport, TfL had requested during pre-application discussions that the trip
generation assessment considers the impact on Lambeth North and Kennington London Underground
the bus corridors of Lambeth Road, Kennington Road, Lambeth Palace Road and Lambeth Bridge
with the nearest bus stops to the Lambeth Bridge corridor being on Albert Embankment.
15.17 It is anticipated that 59 public transport movements will be generated during the morning peak hour
and 36 public transport movements during the evening peak hour. 2011 Census data for the Super
Output Area Lambeth 002E, where the site is situated, indicates that the journey to work mode share
is 32.0% for bus, 17.9% for underground and 7.1% for rail. These mode shares have been
apportioned by the number of routes on each corridor for buses or number of nearby London
Underground / Rail Stations, with the results indicating that the peak demand for bus use is in the
morning peak hour and the development is anticipated to add 32 movements to the network. It should
be noted that there are approximately 120 buses (60 in each direction) from eight services at bus
stops on Lambeth Road, Kennington Road and Lambeth Palace Road in the morning peak hour. This
means that the development would add on average, 0.27 commuters per bus service in the weekday
morning peak hour, with less demand at other times. Overall, it is considered that the development is
unlikely to have an adverse impact on public transport capacity.
15.18 With regard to vehicle trip generation, it is estimated that the development will generate an additional
14 vehicle movements during the weekday peak hours and one less daily vehicle movement, when
compared to the existing use. This will result in one additional vehicle to the highway network every
four minutes, which is not considered significant.
15.19 Car Parking
15.20 The site is located within CPZ which is operational 8.30am-6.30pm Monday to Friday. The
development should be secured as car free through a planning obligation.
15.21 Disabled Parking
15.22 Policy T6.1G of the London Plan states that residential development proposals delivering ten or more
units must, as a minimum ensure that at least one designated disabled persons parking spaces per
dwelling for 3% of dwellings is available from the outset and demonstrate how the remaining bays to a
total of one per dwelling for 10% of dwellings can be designated as disabled persons parking in the
future.
15.23 Based on a total of 141 homes, the LP would require 4 disabled persons spaces to be provided from
the outset with a further 10 spaces to be identified, if required in future, to give a total of 14 disabled
persons parking spaces. The applicant is proposing 5 disabled persons parking spaces (3.5% of total
residential units) located within the site with access off Fitzalan Street, to be provided from the outset.
Figure 22 below indicates the potential locations for the disabled parking bays, although the final siting
of them will be subject to condition and the results of parking surveys. It is worth noting that the
maximum permitted travel distance between the bays and the respective dwelling is 50m and the
submitted plans would indicate that parking bay ‘P8’ located at the junction of Fitzalan Street and
Lambeth Walk is approximately 45m from the front door of the furthest dwelling in Block C.

15.24 Figure 22: Indicative location of disabled car parking spaces within the site (Source: Transport
Assessment)
15.25 A Car Parking Management Plan would be secured to ensure demand for disabled parking is
monitored and ensure that on-site additional provision is made if needed before any incursion onto
surrounding streets. However, if additional bays beyond the 9 on site are required, the applicant
should fund the provision of these with a contribution of £10,000 per bay for all on-street bays, this
would be secured through a planning obligation that would be time limited to the fifth anniversary of
the occupation of the last residential dwelling.
15.26 Details for the number of disabled bays proposed to have active EV charge points, with the remaining
having passive provision, will be secured by condition, subject to this it would accord with LP policy
T6.1.
15.27 Car Club
15.28 The Transport Assessment confirms that there are 14 Zipcar bays within a 1.km radius of the site,
with the nearest opposite the site on Juxon Street for Zipcar as well as a nine minute walk to the
nearest Enterprise car club bay. No additional car club bays would therefore be required, however, a
car club membership for all households should be provided for a period of three years, secured
through a planning obligation.
15.29 Sustainable Travel
15.30 Cycle Parking
15.31 The LP requires 1.5 long-stay cycle parking spaces per 2-person 1-bedroom unit, and 2 cycle parking
spaces for all larger units. In terms of short-stay visitor spaces, 2 cycle spaces is required for 5 to 40
units and thereafter 1 space every 40 units. This equates to 260 long stay and 5 short stay spaces to
meet LP standards. The development, whilst initially 1 short-stay space short, will now fully satisfy LP
policy T5.

15.32 Secure and covered cycle parking will be provided in the form of two-tier cycle racks and Sheffield
stands in secure cycle stores and cycle sheds for residents, and Sheffield stands for visitors. These
are located as follows
 A communal cycle store on the ground floor of Block A providing two-tier cycle racks and Sheffield
stands with both standard and oversized spacing for larger bikes;
 A communal cycle store on the ground floor of Block B providing Sheffield stands with both
standard and oversized spacing for larger bikes;
 Individual cycle sheds for the four Block B residential units with direct ground floor access;
 A communal cycle store adjacent to Block C providing Sheffield stands with both standard and
oversized spacing for larger bikes;
 Two communal cycle stores adjacent to Block D. The larger of the cycle stores will have two levels
of cycle parking with a dedicated internal cycle lift providing access between floors. This store
would provide cycle parking for Blocks A and D and accommodate two-tier racks and Sheffield
stands. The smaller cycle store will serve Blocks B, C and E and two-tier racks and Sheffield
stands;
 Individual cycle sheds for the four Block E residential units with direct ground floor access; and
 Two Sheffield stands located in the communal square and adjacent to the lobby entrance to Block
D, providing four cycle parking spaces for visitors
15.33 Cycle storage details would be secured by condition to ensure that they are designed in accordance
with the London Cycling Design Standards.
15.34 LLP policy T3G requires that a minimum of 1 in 10 cycle parking spaces should have charging points.
No information has been provided however details can be secured by condition.
15.35 It has been advised by the GLA that the demand for cycle hire is likely to increase as a result of the
development and that the nearest docking station on Lollard Street is well used and frequently full or
empty. To accommodate demand, a contribution of £25,000 is sought to increase capacity through the
expansion of the existing docking station on Lollard Street by adding an additional 8 docking points.
This would be secured through a planning obligation.
15.36 Travel Plan
15.37 A draft Travel Plan has been submitted with the application and additional information was provided
during the application process to take on board comments received from Lambeth’s Sustainable
Travel & Monitoring Officer. A full Travel Plan would be secured via a condition and a financial
contribution of £5,300 towards the monitoring.
15.38 Active Travel Zones and Healthy Routes
15.39 The applicant should make a financial contribution towards environmental and public realm
improvements, to deliver long term walking and cycling improvements to the neighbourhood.
15.40 Servicing
15.41 A draft Delivery & Servicing Plan has been submitted. The development proposes a new on-street
loading bay, designed to TfL’s Kerbside Loading Guidance, on Lambeth Walk to serve Blocks B and D
with deliveries and servicing for Block C from Fitzalan Street and for Blocks A and E from Lollard
Street.
15.42 The servicing strategy will see part of the footway utilised to provide the loading bay with a 2m wide
footway re-provided adjacent to the loading bay. Swept path analysis of a 10m rigid Heavy Goods
Vehicle (HGV) passing a refuse vehicle stopping in the proposed loading bay demonstrates that
access for through-traffic on Lambeth Walk can be maintained.
15.43 The existing use has no on-site servicing and there are no loading restrictions on Lambeth Walk,
therefore servicing and delivery vehicles can stop anywhere along the site frontage. The designation
of a formalised loading bay for deliveries and servicing will therefore improve highway safety around
the site.
15.44 A final Delivery & Servicing Plan and the provision of the service/loading bay will be secured by
condition.
15.45 Emergency Access

15.46 A fire tender will be required to enter the site to gain access Block D. Swept path analysis confirms
that a fire tender can entering the site via Lambeth Walk and reverse out. However, to achieve this
manoeuvre, a section of the Lambeth Walk site frontage will need to be kept clear for access.
15.47 Refuse/Recycling Storage
15.48 Communal refuse and recycling storage is provided in each block for all of the properties (including
the duplexes). In relation to Block D, a small refuse store is located next to the lobby while the refuse
holding area for this Block is located on the ground floor of Block B near to the proposed loading bay
on Lambeth Walk. A management company will be responsible for the daily transfer of the refuse bins
from Block D to the holding store. Refuse and recycling will be collected from the roads around the
site. The loading bay proposed on Lambeth Walk will be utilised for the collection of the large number
of bins located on the ground floor of Block B.
15.49 Serco have advised that the proposed number and size of bins as well as the proposed storage and
collections are acceptable. It has also been advised that the pathway between the container chambers
and the nearest vehicular access should be rendered with a smooth continuous finish. Details will be
secured by condition.
15.50 Construction
15.51 A revised Outline Construction Logistics Plan has been provided. This confirms a construction
programme of 36 months and suggests peak vehicle numbers of 13 per day during the site setup and
demolition phase. The anticipated number of vehicles serving the site can be seen in Table 11 below:
Construction phase

Period of stage

No. of trips
Peak No. of
(monthly)
trips (daily)
Site setup and demolition
Q3 2022 - Q3 2023
320
13
Basement excavation and piling
Q2 2022 – Q1 2023
200
8
Sub-structure
Q4 2022 - Q3 2023
110
4
Super-structure
Q3 2022 - Q3 2023
180
7
Cladding
Q2 2022 – Q1 2023
110
4
Fit-out, testing and commissioning
Q1 2022 - Q3 2023
280
11
Table 11 Number of vehicles in peak construction (Source: Outline Construction Logistics Plan)
15.52 Having regard to the concerns raised in relation to the initial proposal to route some construction traffic
on Fitzalan Street and the potential safety concerns in relation to Walnut Tree Walk Primary School,
vehicle routing has been amended. Access to the site will be via Lollard Street. Similarly, egress from
the site will be undertaken from Lollard Street and move along Lambeth Walk travelling north towards
the A3203 Lambeth Road. For vehicles travelling to routes to the south it is proposed that they shall
travel north to join Lambeth Road and then south along Kennington Road. This routing will seek to
ensure no construction traffic uses Fitzalan Street, even outside of the pedestrian/cyclist zone hours.
15.53 The location of the site within the surrounding highway network and close proximity to the PRN
ensures sufficient access for key routes in the wider area is possible. The final details will be secured
through condition.
15.54 Operational Impacts
15.55 Swept paths analysis, including a 300mm error margin, should be provided for the largest construction
vehicle expected to service the site. Construction traffic should avoid peak times. A full Construction
and Environmental Management Plan and Demolition Plan would be secured by condition. The
applicant will be expected to operate and be registered under the Considerate Constructors Scheme.
This would be secured through a planning obligation.
15.56 Mitigation
15.57 As discussed above the proposed development is considered acceptable with regard to transport and
highway impacts subject to the following measures that would mitigate any transport impacts of the
proposal:
15.58 Planning Obligations
 Parking permit-free
 Travel Plan monitoring financial contribution – £5,300,
 Contribution towards Cycle Hire docking station – £25,000









A minimum of three year’s Car Club membership to be provided for each household
Financial contribution towards improvements for walking and cycling (final sum to be
confirmed)
Financial contribution towards dropped kerb and tactile paving on east side of the Sail Street
and Ingram Close approaches to Juxon Street - £7,600
Financial contribution secured for a review of waiting restrictions around the site, and the
potential changes to restrictions - £10,000.
Register under Considerate constructors Scheme
Residential car parking management plan – if required fund the provision with a contribution
is £10,000 per bay for all on-street bays, time limited.
S278 agreement for highways works – Would include changes to access and footway on site
frontage

15.59 Conditions
 Cycle Parking details
 Delivery and Servicing Plan
 Provide 5 disabled parking bays
 Provide delivery and servicing bays including electric vehicle charging points
 Provide disabled parking bay electric vehicle charging points
 Travel Plan
 Construction and Environmental Management plan
 Demolition Management plan
 Waste and Recycling store details
 Operational Waste and Recycling Management Strategy
 Existing vehicular access to be removed
 New vehicular access to be provided
15.60 No objection has been raised by the Council’s Transport and Highways Sections or TfL to the
proposal. Subject to the above mitigation measures, the proposal would have an acceptable impact on
the network and would encourage travel by sustainable means of transport be in accordance with LP
policies T1, T2, T3, T4, T5, T6 and T7 and LLP Policies T1, T2, T3, T6, and T7.
16 Sustainable Design and Construction
16.1 LP Polices SI2, SI3, SI4 require development proposals should minimise carbon dioxide emissions
and exhibit the highest standards of sustainable design and construction, they should provide on-site
renewable energy generation and boroughs should seek to create decentralised energy network.
16.2 LLP Policy EN3 requires development to utilise decentralized heating, cooling or power networks in
the vicinity of the site, or future proof for planned energy networks.
16.3 LLP Policy EN4 requires all development to meet high standards of sustainable design and
construction feasibility, having regard to the scale, nature and form of the development proposal.
16.4 Energy
16.5 Be Lean: The development will achieve the target of 10% and 15% reduction in regulated CO₂
emissions through energy efficiency measures for both the residential and non-residential parts
respectively.
16.6 This has been achieved utilising a fabric first approach with improvements to thermal performance of
building fabric (U-values) beyond Part L (2013) requirements (e.g. external wall ‘U’ value 0.18, ground
floor (0.10-0.13) and Roof ‘U’ value 0.1, etc.). Further energy efficiency measures include 100%
energy efficient lighting, high performance glazing with a g-value of 0.45 and shading co-efficient to
limit the effects of solar gain, Mechanical Whole House Ventilation with Heat Recovery, the provision
of time and temperature zone control on HVAC (heating, ventilation and air conditioning) systems.
16.7 Be Clean: Heating across the site will be provided through a mix of Air Source Heat Pumps (ASHPs)
and gas boilers. It is expected that ASHPs will be used 70% of the time as the primary source and
baseload supply, while gas boilers would be used 30% of the time during peak times and as a backup
supply.

16.8 Existing District Heating Networks have been investigated by the applicant and there are no existing or
planned district heating networks within the vicinity of the proposed development to which a
connection is technically feasible, with the nearest being the Vauxhall Nine Elms Network
approximately 1.1km distant. Additional information is requested by the GLA prior to the stage 2
referral on commitments to connect to future district heat networks. A requirement to connect to a
district heat network if technically and financially viable will be secured by a planning obligation.
16.9 Be Green: In addition to the ASHPs, photovoltaic panels (PV) would also be incorporated. A roof plan
has been provided showing the PV layout on upper roof levels with a total of 55kWp of installed
capacity. It has been estimated that this array would generate 41,800kWh/yr of electricity, reducing
onsite CO₂ emissions by a further 9,700kg/yr. Final details including sections would be secured by
condition.
16.10 Be Seen: the applicant is expected to review the Be seen’ energy monitoring guidance early in the
design process to ensure that they are fully aware of the relevant requirements to comply with the ‘be
seen’ policy. Planning obligations would secure energy monitoring, that provides for a commitment
that the development will be designed to enable post construction monitoring and that the information
set out in the ‘be seen’ guidance is submitted to the GLA’s portal at the appropriate reporting stages.
16.11 The LP sets a reduction target of zero-carbon for both residential and non-residential with at least a
35% reduction in carbon emissions being achieved on site. The proposed residential element would
result in a reduction of regulated CO2 of 36% exceeding the minimum 35% beyond Part L 2013. The
remaining regulated carbon dioxide emissions would be offset with a payment of £289,845 to reduce
the emissions to an equivalent of zero. The proposed development in respect of the non-residential
element (resident’s gym) would result in a reduction of regulated CO2 of 36.4% exceeding the
minimum 35% beyond Part L 2013. The remaining regulated carbon dioxide emissions would be off
set with a payment of £3,990 to reduce the emissions to an equivalent of zero. The development
would therefore generate a total carbon contribution for the development of £293,835. This will need to
be re-calculated when the final carbon emissions reduction is confirmed. The contribution will be
secured through a planning obligation.
16.12 Sustainable Design
16.13 Overheating and Cooling
16.14 LP Policy SI4 (Managing Heat Risk) confirms that major development proposals should demonstrate
through an energy strategy how they will reduce the potential for internal overheating and reliance on
air conditioning systems in accordance with the cooling hierarchy and CIBSE TM59.
16.15 The criteria for the assessment of overheating risk have been specified by the Chartered Institute of
Building Services Engineers (CIBSE) in the CIBSE TM59: Design methodology for the assessment of
overheating risk in homes (2017) and provides a standardised approach to predicting overheating risk
for both naturally and mechanically ventilated residential buildings. Two criteria must be met to
achieve compliance:
a. For living rooms, kitchens, and bedrooms: The indoor operative temperature should not exceed
the threshold comfort temperature by 1 K or more for more than 3 per cent of occupied hours.
(CIBSE TM52 Criterion 1: Hours of exceedance); and
b. For bedrooms only: to guarantee comfort during the sleeping hours the operative temperature in
the bedroom from 10 pm to 7 am shall not exceed 26 °C for more than 1% of annual hours. (Note:
1% of the annual hours between 22:00 and 07:00 for bedrooms is 32 hours, so 33 or more hours
above 26 °C will be recorded as a fail).
16.16 The results of the Dynamic Overheating Analysis, demonstrate that all units would comply against
Design Summer Year 1 (‘DSY1’) assuming reduced glazing areas, g-value of 0.45 and openable
windows.
16.17 The applicant has also sensitivity tested the results and investigated the risk of overheating using the
more extreme weather files and some failures are noted. Within the results using DSY2 weather files,
the living rooms, dining rooms and kitchens all pass while the majority of the bedrooms record a fail.
With regard to the DSY3 weather file, a greater proportion of the living rooms, dining rooms and
kitchens would fail, as would the majority of bedrooms. The CIBSE TM59: 2017 guide states confirms
that the minimum requirement to pass the overheating assessment is to satisfy two of the three criteria
using the single DSY1 file and that it is not mandatory to pass using the DSY2 and DSY3 weather

files. The guidance also recognises that because meeting the criteria for the DSY2 and DSY3 weather
files can be challenging, where compliance is not met it should be demonstrated as far as practical
how the risk of overheating can be reduced through mitigation measures such as the use of ceiling
fans to increase air movement and internal blinds to block out solar heat gain.
16.18 Therefore, whilst the development would satisfy the overheating guidance, additional information
should be secured by condition to demonstrate potential mitigation measures for future extreme
weather scenarios. To ensure this guidance is provided a condition to this effect is recommended. The
GLA reviewed the response and confirmed that nothing further required.
16.19 Water consumption
16.20 It is proposed that flow control devices and water efficient fixtures and fittings will be installed in all
dwellings to target a maximum internal daily water consumption of 105 litres/person/day. There is a
further allowance of 5 litres/person/day for external water consumption. The submitted water efficiency
calculator indicates that each dwelling would better the internal water allowance target with an
expected consumption of 104.9 litres/person/day. The total water consumption will be 109.9
litres/person/day. A condition limiting water consumption to 105.0 litres/person/day is recommended.
16.21 It should also be noted that Thames Water were consulted on the application and have confirmed that
there is capacity within the network to serve the whole development.
16.22
16.23 BREEAM Pre-Assessment of non-residential element
16.24 A BREEAM Assessment is not proposed on the 94.6 sqm gym, as it is for residents’ only and
therefore is not considered a non-residential or commercial space.
16.25 Waste and Materials
16.26 Policy EN7 of the LLP confirms that the circular economy principles will be supported, and all
developments will be expected to recycle construction, demolition and excavation waste on-site
wherever practicable. For all development, 95% of construction and demolition waste should be
reused, recycled or recovered and 95% of excavation waste should be put to beneficial use. Disposal
of waste in landfill should only take place where it has been demonstrated that alternative, more
sustainable fates are not feasible.
16.27 Minimal information has been provided in relation to an overall waste management strategy for the
site. Officers are advised that a Site Waste Management Plan will be developed prior to construction,
which will establish ways of minimising waste at source, assess the use, reuse and recycling of
materials on and off-site and prevent illegal waste activities. We are also advised that the following
waste minimisation actions will be considered:
 Consider opportunities for zero cut and fill to avoid waste from excavation or groundworks;
 Design for standardisation of components and the use of fewer materials;
 Design for off-site or modular build;
 Return packaging for reuse;
 Consider community reuse of surplus materials or offcuts; and
 Engage with supply chains and include waste minimisation initiatives and targets in tenders and
contracts.
16.28 There is also a commitment to divert construction waste from landfill, Homes for Lambeth will regularly
monitor and record the site’s waste reduction performance. This will be compared against a target
benchmark where at least 85% (by volume) of non-hazardous waste is to be diverted from landfill.
16.29 A Site Waste Management Plan will be secured via condition.
16.30 Whole life carbon cycle
16.31 Policy SI2 also requires development proposals that are referable to the Mayor should calculate whole
life-cycle carbon emissions through a nationally recognised Whole Life-Cycle Carbon Assessment and
demonstrate actions taken to reduce life-cycle carbon emissions.
16.32 A Whole Life Cycle Carbon (WLCC) Assessment has been prepared by Hodkinson (September 2021)
detailing emissions across the building’s lifecycle and covering the recommended EN 15978 reporting
modules. Alongside a completed GLA WLC spreadsheets have been provided detailing the

breakdown of emissions and identifying measures taken to reduce embodied carbon across the
building’s lifecycle.
16.33 Generally, the assessment has been undertaken in line with LP Policy SI 2. A condition is
recommended to ensure that appropriate targets are reached and demonstrated through a full post
construction WLC. It should be noted that emissions are likely to change as design is developed and
details when submitted should include a narrative how reduced carbon through design process. This
would be secured as part of the condition.
16.34 Circular economy Assessment
16.35 A Circular Economy Assessment has been prepared by Hodkinson (September 2021) detailing how
the proposed development has considered the circular economy principles to minimise embodied
carbon and operate within a circular economy, maximising the value extracted from materials and
prioritising the reuse and recycling of materials.
16.36 The following targets have been set:
 95% reuse/recycling/recovery of non-contaminated demolition waste reused or recycled onsite or
offsite.
 Monitor energy, water and waste during construction;
 Materials with recycled and reused content will be prioritise, where feasible;
 100% of timber used on site, including timber used in the construction phase, will be sourced from
sustainable forestry sources (e.g., PEFC and FSC);
 At least 20% of materials will include recycled content, where feasible;
 Aim to specify at least 20 products with Environmental Product Declarations;
 The residential units will be designed to meet long-term resident needs, be robust, durable, and
resilient to climate change;
 100% of residential units are to be provided with adequate space for both recycling and refuse,
including internal and external food waste facilities.
 75% recycling rates for non-residential uses by 2030;
 50% recycling rates for residential apartments will be achieved by 2030;
 Municipal waste recycling target of 65% by 2030;
 The site will endeavour to meet the Greater London Authority target of 95%
reuse/recycling/recovery during any demolition works;
 On appointment of a Principal Contractor, a pre-demolition audit will be undertaken;
 All residential apartments are to be provided with adequate space for both refuse and recycling,
including food waste; and
 All residential apartments will be provided with a user guide to promote the principles of circular
economy
16.37 The Assessment confirms a Post Construction Completion Report will be provided to confirm actual
performance against the predicted performance. This will need to be secured by condition.
16.38 Overall, the proposed development has been designed to be highly sustainable and maximise the
potential carbon savings that can be achieved in accordance with the relevant policy and guidance.
Therefore, the proposed scheme complies with LP polices SI2, SI3, SI4 and LLP Policies EN3 and
EN4.
17 Other Environmental Matters
17.1 Flood Risk
17.2 The NPPF states that inappropriate development in areas at risk of flooding should be avoided by
directing development away from areas at highest risk but, where development is necessary, making it
safe without increasing flood risk elsewhere. LP policy SI 12 states that development proposals must
meet flood risk assessment and management requirements.
17.3 LLP Policy EN5 states that flooding in the borough will be minimised through applying a sequential,
risk-based approach to the location of development to avoid flood risk to people and property. This
general approach is designed to ensure that areas at little or no risk of flooding from any source are
developed in preference to areas at higher risk. For all developments, it must be demonstrated that
development will be safe, and where required it will reduce fluvial, tidal, surface run-off and
groundwater floor risk through using appropriate flood risk measures, including the use of sustainable
drainage systems.

17.4 The development site sits within Flood Zone 3a, which indicates that the development site has a high
probability of flooding. The site is however protected by the River Thames tidal flood defences up to a
1 in 1000 (0.1%) chance in any year, with the Environment Agency’s (EA’s) most recent flood
modelling (December 2017) showing that the site is at risk if there were to be a breach in the
defences.
17.5 If the sequential test was applied rigidly, it would preclude any development within the north of the
Borough as there are areas of lower risk of flooding within the south of the Borough. However, as the
site is designated for regeneration, this is not the intention, therefore development may be possible
with suitable mitigation measures, assuming that the Exceptions Test can be satisfied.
17.6 The Exceptions Test demonstrates how flood risk will be managed. It must demonstrate that:
1. the development would provide wider sustainability benefits to the community that outweigh
the flood risk; and
2. the development will be safe for its lifetime taking account of the vulnerability of its users,
without increasing flood risk elsewhere, and, where possible, will reduce flood risk overall
17.7 The applicant advances the following benefits that outweigh the flood risk:
 The provision of 141 homes with 50% being affordable
 The proposals will also contribute to creating a safe and attractive environment, improving upon
the character and attractiveness of the local area by providing enhancements to the public realm
along Lambeth Walk, Fitzalan Street and Lollard Street
 The scheme will provide ecological enhancements including species-rich green roofs, log piles,
bat tubes, bird and invertebrate boxes and permeable paving which achieves an Urban Greening
Factor or above 0.4
 The scheme also proposes measures to encourage the use of more sustainable modes of
transport, including: a car-free development (except 5 disabled persons spaces), ample cycle
storage, and a Travel Plan for the development
17.8 Officers would agree that the above benefits would outweigh the flood risk and that the first point of
the Exception Test is considered to be satisfied.
17.9 To satisfy the second point of the Exception Test the Flood Risk Assessment (FRA) should
demonstrate that the risk of flooding can be satisfactorily managed.
17.10 Due to the risk of a tidal breach occurring at the site it is proposed to locate all sleeping
accommodation at or above the maximum 2100 tidal breach level of 4.60mAOD. Blocks A, B, C & D
will all have their residential living accommodation located above this level. However, as Block C has
sleeping accommodation located at ground floor level, the EA have recommended a condition is
imposed to ensure that finished floor level for Block C is set no lower than 4.6mAOD.
17.11 Block E is stepped, starting at 4.375mAOD towards its southern end, near the park, and steps up to
4.60mAOD near the entrance to the block. It should be noted that all of the sleeping accommodation
within Block E is located on the first floor, with internal access from the ground floor. Other proposed
measures include the preparation of a Flood Response Plan attached at Appendix G of the FRA,
which provides a guide for residents on safe routes, what to include in an emergency kit, and
emergency numbers. It is also recommended that residents and building management sign up to EA
flood warnings services.
17.12 The EA is of the opinion that the development will meet the requirements of the NPPF so long as the
measures detailed in the submitted FRA are implemented and secured by condition. Therefore,
subject to conditions, the proposal would accord with the NPPF, LP Policy SI 12 and LLP Policy EN5.
17.13 Sustainable Urban Drainage Systems
17.14 LLP Policy EN6 states that development proposals should ensure that the layout and design does not
have a detrimental impact on floodwater flow routes across the site and incorporate a Sustainable
Urban Drainage (SuDS) system to demonstrate that there will be a decrease in the volume and rate of
run-off leaving the site.

17.15 The submitted Drainage Strategy considers that the most viable SuDS options for the site include a
combination of green roofs, permeable paving, and an attenuation tank. Therefore, it is proposed to
utilise part of the flat roofs for the residential blocks as a living roof, permeable paving materials for
external hard surfaces and an attenuation tank to temporarily store surface water from the developed
areas before leaving the site.
17.16 Given the made ground conditions in the underlying soil, naturally high groundwater and low
permeability of the bedrock geological material, discharge to infiltration has been excluded. Similarly,
there are no nearby open surface water bodies (watercourses) located adjacent to the site to receive
the surface water runoff. The Thames Water sewer asset plans show public combined gravity sewers
located in the carriageway of Lollard Street, Lambeth Walk and Fitzalan Street adjacent to the south,
west and north boundaries of the site. A pre-planning enquiry capacity check with Thames Water has
confirmed sufficient surface water capacity for the aforementioned public sewers assets, at a
maximum discharge rate of 2.0l/s for all storm events up to and including 1 in 100yr+40% climate
change.
17.17 It is proposed that the controlled runoff leaving the site is discharged into the combined sewer within
Fitzalan Street at a new proposed manhole, adjacent to the north boundary of the site. The surface
water runoff from the developable area of the site for all storm events (up to and including the 100
years plus a 40% allowance for climate change) will be restricted to a 2.0l/s.
17.18 A management company is to be appointed to maintain the landscaping and shared SuDS within the
development, with funding of the maintenance regime likely to be via the yearly maintenance fees
from the development. All maintenance will be in accord with the best practices and the CIRIA Manual
C753.
17.19 Whilst there are no objections to the measures proposed, as recommended by the GLA, further
consideration should be given to include additional SuDS measures such as the inclusion of rainwater
harvesting, rain gardens or other above ground green SuDS. Details will be secured by condition, as
will a maintenance plan.
17.20 Subject to conditions the proposal would accord with LLP Policies EN6 and Government ministerial
statement HCWS161 (ensure arrangements in place for ongoing maintenance)
17.21 Air Quality
17.22 This site is located in the Lambeth-wide Air Quality Management Area (AQMA)) in relation to a breach
of nitrogen dioxide and particulate matters objectives as specified in the Air Quality Regulations 2000.
17.23 LP Policy SI1 recognises the need to reduce contributory factors to air pollution and improve the
public’s exposure to pollution. In particular the policy expects developments to at least be Air Quality
Neutral or make the impact of the development on local air quality acceptable, this is done on site.
LLP Policy EN4 states Lambeth will follow the approach set out in London Plan policies SI1 Improving
air quality.
17.24 The applicant has provided a detailed air quality report which assesses both the construction and
operational impacts of the proposed development.
17.25 Construction Impacts
17.26 The risk assessment of dust from the demolition and construction phase of the proposed development
concluded that there is a medium risk of dust soiling. Dust monitoring is therefore recommended to
ensure that:
 The construction activities do not give rise to any exceedances of the air quality objectives for
PM10 or PM2.5;
 The agreed mitigation measures to control dust emissions are being applied and are effective; and
 Any high levels of dust is attributed to specific activities on site to ensure that appropriate
corrective measures take place
17.27 With regard to construction traffic and plant, it is recommended that the following best available
techniques are implemented:
 All vehicles should switch off engines when stationary, no idling vehicles;









On-road vehicles to comply with the requirements of the Low Emission Zone and the London NonRoad Mobile Machinery (NRMM) standards, where applicable;
All NRMM to use ultra-low sulphur diesel (ULSD) where available;
Minimise the movement of construction traffic around the site;
Maximising efficiency (this may include alternative modes of transport, maximising vehicle
utilisation by ensuring full loading and efficient routing);
Vehicles should be well maintained and kept in a high standard of working order;
Avoid the use of diesel or petrol powered generators by using mains electricity or battery powered
equipment where possible; and
Locate plant away from boundaries close to residential areas.

17.28 The above measures will be secured through a pre-commencement condition requiring the
submission for approval of a Construction Environmental Management Plan (CEMP).
17.29 Air Quality Neutral Assessment
17.30 The Air Quality Neutral Assessment predicts that the total transport emissions
17.31 Transport and building emissions meet air quality neutrality requirements.
17.32 Overall, subject to conditions the proposed development is considered to comply with LP Policies SI 1
and LLP Policy EN4.
17.33 Wind and Microclimate
17.34 LP Policy D9 requires proposals for tall buildings to make proper consideration of the wind and
microclimate impacts and be free from unacceptable impacts. LLP Policy Q2(vi) that adequate outdoor
amenity space is provided free from wind/downdraught.
17.35 The applicant has submitted a Wind Microclimate Desk-based Assessment prepared by RWDI, which
has been reviewed by the Council’s consultants Regulatory Support Services Limited. The
Assessment is considered to provide a robust assessment of pedestrian comfort and safety and has
been undertaken against the industry standard guidance – the Lawson Criteria.
17.36 The Lawson Criteria sets out five pedestrian activities and are reflective of the fact that less active
pursuits require calmer wind conditions, as demonstrated in the Table below:

Table 12 Lawson pedestrian comfort criteria (Source: Wind Microclimate Desk-based Assessment,
RWDI)
17.37 The prevailing wind direction throughout the year is from the southwest, with a secondary peak for
north-easterly winds during the spring season. Existing wind microclimate at ground level is expected
to be suitable for sitting to standing use during the windiest and summer seasons, with no instances of
strong winds likely to occur at the site or surrounding area.

17.38 The proposed development would still result in conditions suitable, at ground level, for sitting use to
strolling use. All ground level amenity spaces, entrance locations and thoroughfare areas (including
the upper-level walkways around the proposed buildings) will have suitable wind conditions.
Furthermore, the proposal is not expected to affect the wind microclimate in the surrounding area,
including Lambeth Walk Open Space. With regard to the proposed balconies, these are expected to
have sitting or standing use wind conditions. In addition, all areas of the Proposed Development are
expected to have suitable wind conditions for the intended. Expected wind conditions at ground level
during the winter and summer seasons are illustrated below:

Figure 23 Expected Wind Ground Level Conditions: Winter (Source: Wind Microclimate Desk-based
Assessment, RWDI)

Figure 24 Expected Wind Ground Level Conditions: Summer (Source: Wind Microclimate Desk-based
Assessment, RWDI)
17.39 The proposed development is unlikely to result in adverse wind effects, therefore mitigation measures
are not considered necessary. The proposal would be acceptable in terms of their pedestrian wind
environment and accord with LP Policy D9 and LLP Policy Q2.
17.40 Solar Glare
17.41 Due to the dominance of non-reflective materials on the exterior of the development it is unlikely that
there would be little risk of harmful solar glare. However, this has not been confirmed by the applicant.
To ensure if any impacts were to arise a condition is recommended that a solar glare assessment be
submitted prior to commencement.
17.42 Contaminated Land
17.43 LLP Policy EN4 requires adequate remedial treatment of any contaminated land.
17.44 A Phase 1 Geo-Environmental Desk Study has been submitted in support of the application, which
has been reviewed by the Council’s consultants RSS. The Desk Study concludes that given the
historic uses of the site, widespread contamination is not anticipated, although it is considered likely
that made ground materials (fill) will be present that may impact future site users and plants used in
areas of soft landscaping/ private gardens. Furthermore, given the proximity and nature of nearby
commercial land uses, associated impacts to soil and groundwater beneath the site also are not ruled

out at this stage. The contamination linkages which pose potentially unacceptable risks and warrant
further assessment to determine the most appropriate action are as follows:
 Human health risks associated with interaction between future residents and potentially
contaminated shallow soils, especially within private garden and landscaped areas.
 Potential exposure of site workers to contaminated soils during the proposed redevelopment.
 Volatilisation of organic compounds to indoor / outdoor air from nearby commercial land uses
17.45 In addition, an Initial Unexploded Ordnance (UXO) review indicates the site to be within a High Risk
area where a detailed assessment may be necessary and a UXO engineer is likely to be required to
oversee any intrusive groundworks/ investigation.
17.46 RSS concur with the assessment provided that identified impacts can be mitigated to a satisfactory
level, albeit the nature and extent of remediation and risk mitigation works necessary to ensure that
this occurs can only be determined following the completion of an intrusive site investigation that can
be achieved through appropriate conditions. These would be achieved through the provision of ground
investigation and where necessary remediation and verification. It is recommended conditions to this
effect are secured.
17.47 Subject to conditions it is considered the proposal would accord with LLP Policy EN4.
17.48 Fire Strategy
17.49 LP Policy D5 (Inclusive design) requires proposals to set out how access and inclusion will be
maintained and managed, including fire evacuation procedures. LP Policy D12 (Fire safety) states that
all development proposals must achieve the highest standards of fire safety. Whilst fire safety is
currently dealt with under Building Control legislation, the planning process acts as a ‘gateway’ to the
consideration of the issue, and we seek to ensure that appropriate consideration has been given at
the planning stage of a development. The application has been accompanied by a Stage 2 Fire
Strategy dated 7 November prepared by Elementa Consulting.
17.50 The GLA in their stage 1 report noted that a fire safety statement, prepared by suitably qualified
personnel, has been submitted with the application in accordance with London Plan Policy D12. Part
B5 of Policy D5 specifies that in all developments where lifts are installed, as a minimum at least one
lift per core (or more subject to capacity assessments) should be a suitably sized fire evacuation lift
suitable to be used to evacuate people who require level access from the building.
17.51 Full details would be subject to review and approval by the appointed Building Control Body (private
Approved Inspector or Local Authority) in due course when the Building Regulations application is
submitted to the nominated body. This would entail submission of the final version of the fire strategy,
and any additional measures to be considered at detailed design stage and subject to further
consultation with London Fire Brigade. In line with GLA comments a condition is recommended.
17.52 Subject to condition, the proposal would accord with LP Policy D3 and D12.
18 Employment and Training
18.1 LP Policy E11 that development proposals should support employment, skills development,
apprenticeships, and other education and training opportunities in both the construction and end-use
phases, including through Section 106 obligations where appropriate.
18.2 LLP Policy ED15 states that planning obligations should be used to secure employment opportunities
and apprenticeships arising from major developments, so that local residents are given access to the
right skills training so that they can take advantage of opportunities created by new development.
18.3 The SPD on Employment and Skills (2018) sets out a ‘headline’ target of 25% of jobs generated by
developments as being for local residents. The SPD envisages that an applicant will be asked to work
towards delivery of that target through the carrying out of an approved, site specific employment and
skills plan, which would be designed so as to include the intended target numbers and types of job
opportunities. The SPD envisages an element of flexibility in how an applicant may agree to work
towards delivery of employment and skills obligations, for example as regards the target mix of jobs,
apprenticeships and/or bespoke employment training and support arrangements. The employment
and skills plan should also set out how an applicant will aim to deliver young people’s training and
careers initiatives.

Item
Affordable housing

Communal Amenity
Space/Playspace
Trees
Sustainability

Transport

Employment and

Details
 Affordable housing in perpetuity
 Securing 63 units (204 by HBR) 50% of affordable housing with the
following mix:
o 45 affordable rented: low cost rents (11x1bed, 22x2bed,
7x3bed, 5x4bed)(total 153 HBR)
o 18 x Shared Ownership (London Shared Ownership) units
(3x1bed, 15x2bed)(total 51 HBR)
o Tenure Split – 71.43% affordable rent / 28.57% intermediate
mix by unit (75%/ 25% by habitable room)
 London Affordable Rent levels in regard to the Council’s Tenancy
Strategy
 Shared ownership - affordability thresholds in London Plan (as
updated by the AMR) secured including initial (3 month) lower
household income threshold
 Early Stage Viability Review would be triggered if the scheme is not
implemented within two years (24 months)
 Residential Communal Amenity Spaces plan to be secured
 Access to residential communal amenity spaces for all residents
 Access to playspace for all residents
 Financial contribution (final sum to be confirmed)
 'Be Seen' Energy Monitoring
 District Heat Network Connection if technically and financially viable
and feasible to connect
 Carbon offset report (Energy Report)
 Residential carbon offset contribution £289,845 - actual amount to be
determined following final emissions carbon reduction being
confirmed at the detailed design stage.
 Non-residential carbon offset contribution £3,990 - actual amount to
be determined following final emissions carbon reduction being
confirmed at the detailed design stage.
 Parking permit-free
 Travel Plan monitoring financial contribution – £5,300,
 Contribution towards Cycle Hire docking station – £25,000
 A minimum of three year’s Car Club membership to be provided for
each household
 Financial contribution towards improvements for walking and cycling –
(final sum to be confirmed)
 Financial contribution towards dropped kerb and tactile paving on east
side of the Sail Street and Ingram Close approaches to Juxon Street £7,600
 Financial contribution secured for a review of waiting restrictions
around the site, and the potential changes to restrictions - £10,000.
 Register under Considerate constructors Scheme
 Residential car parking management plan – if required fund the
provision with a contribution is £10,000 per bay for all on-street bays,
time limited.
 S278 agreement for highways works – Would include changes to
access and footway on site frontage
 Employment and skills financial contribution of £91,650.00 to be used

Skills

towards vocational training and employment support
 Employment and Skills Plan shall be submitted for the construction
phase and for the end-use phase of the development. A range of
potential outcomes for both construction and end use phases will be
expected and agreed within the Employment and Skills plans.
Community Use
 The submission of a Strategy and comprehensive details of the
relocation of all the services from the site for approval prior to
commencement of the development of the Adult Day Centre
 Decant and reprovision of existing services (Adult Day Centre) are
satisfactorily provided before commencement of development on site
Other
 Monitoring fee of up to 5% of total financial obligations.
18.4 The Council would require the applicant to commit to the completion of an employment and skills plan
and the delivery of the obligations contained in that plan. In addition, a financial contribution will also
be required towards the cost of vocational training and employment support. This contribution has
been calculated to be £91,650.00. This and commitment to completion of an Employment and Skills
plan would be secured through a planning obligation.
19

Planning Obligations and CIL

19.1 The LLP Policy D4 and Annex 9 sets out the Council’s policy in relation to seeking planning
obligations and the charging approaches for various types of obligation. For contributions that are not
covered by Annex 9, the Council’s approach to calculating contributions is guided by the Development
Viability SPD (adopted 2017) and the Employment and Skills SPD (adopted 2018).
19.2 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.
19.3

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

19.4 An agreement under section 106 of the Town and Country Planning Act 1990 can only be entered into
with a party which has a legal interest in the land to be bound. Accordingly, HfL would not be able to
enter into the proposed section 106 agreement until after the grant of planning permission.
19.5 If the site was currently owned by a third party, that party could enter into the section 106 agreement
and because the planning obligations run with the land HfL would be bound by the planning
obligations when they acquired an interest.
19.6 It is not possible to take that approach with this development because the Council itself owns the land.
The Council as landowner cannot enter into an agreement with itself as local planning authority.
19.7 It is therefore recommended that planning permission be issued before a section 106 agreement is
entered into and a condition is added to the planning permission preventing the commencement of the
development on any part of the site until such a section 106 of the Town & Country Planning Act 1990
has been entered into in a form satisfactory to the Council.
19.8 This type of condition is known as a Grampian condition. It can only be used in exceptional
circumstances. Officers have had regard to the National Planning Practice Guidance, in particular the
part of the guidance which advises that the decision maker should be satisfied that in the absence of
such a condition the delivery of the development would otherwise be at serious risk.
19.9 The proposed obligations to be secured through the S106 Agreement are as listed in the following
Table.
19.10 If the application is approved and the development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will arise.

19.11 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.
19.12 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.
20 PLANNING BALANCE AND CONCLUSION
20.1 The proposal is for demolition of all existing buildings and the comprehensive redevelopment of the
site comprising the erection of 5 residential buildings ranging from 4-11 storeys; 141 homes including
50% affordable housing; 96.4sqm of residential gym floorspace; landscaping and public realm works,
including private and communal amenity space; car and cycle parking; and associated infrastructure
works.
20.2 The proposal would result in the loss of an adult day centre and temporary accommodation, with the
existing adult day care services to be relocated primarily through consolidation into the Coburg
Crescent site through the construction of new purpose built facilities. This facility is already under
construction. Existing residents of the temporary accommodation have been re-housed.
20.3 The development would maximise housing delivery and provide much needed housing, including
affordable homes (50% affordable). In regard to the affordable tenure split, the proposal provides
71.4% low cost rented homes in the form of London Affordable Rents and Social Rented and 28.6%
intermediate in the form of London Shared Ownership products by unit (affordable housing by
habitable room would provide 75% low cost rented and 25% intermediate). Given the justification
provided overall, the proposals are consistent with the Council’s policy requirements on tenure split.
The proposal complies with housing mix for the low cost rented element. Planning obligations would
secure the proposed affordable housing in perpetuity along with the affordable housing products and
associated affordability criteria and review mechanisms.
20.4 The layout and scale of the blocks has been carefully considered with the two taller blocks generally
located away from the more sensitive location adjacent to the Lambeth Walk and China Walk
Conservation Area and lower scaled blocks located around the site’s perimeter. This approach is
supported by officers as it provides an effective transition in scale from existing low scale development
on surrounding properties.
20.5 The site does not affect strategic views or protected vistas. The impact of the development on
designated heritage assets has been assessed and the results are summarised as follows:
 World heritage site – Officers consider that there is a degree of harm form the loss of view
from the Open Space. This harm is considered to be a very low degree of less than
substantial harm.
 statutory listed buildings – Officers consider no harm results to the significance (including
settings) of any statutory listed buildings and therefore the proposal meets the policy test (LLP
Policy Q20);
 conservation areas - Officers consider no harm results to the significance (including settings)
of any conservation areas and therefore the proposal meets the policy test (LLP Policy Q22).
 Non-designated heritage assets – Officers consider that no harm would results to the
significance (including settings) of any non-designated heritage asset and therefore the
proposal meets the policy test (LLP Policy Q23)
As noted, officers have determined that the loss of the view of the top part of the Victoria Tower is a
very low degree of less than substantial heritage harm to the Westminster World Heritage Site.
20.6 The finding of heritage harm does mean that there is a degree of conflict with LP Policies HC1-HC2,
and LLP Policy Q19. Where there is a harmful impact, it is necessary to consider the test contained in
the NPPF which in this case requires the harm to be balanced against other considerations, including
public benefits flowing from the proposal. 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. The
development proposal would enable the provision of much needed new homes including affordable
housing which is supported at such a location. Taking the development plan as a whole, it is not

considered that there is a departure from the development plan as regards heritage policies. In any
event, the decision-maker will need to balance heritage harm against the public benefits of the
proposal. In conducting the planning balance, officers consider that great weight should be accorded
to heritage harm, reflecting the provisions of the NPPF and the case law in respect of the statutory
duties on the part of the decision-maker
20.7 Officers consider that public benefits flowing from the proposal would be capable of affording the
necessary justification for the proposal, on the basis that those benefits are sufficient to outweigh
heritage harm and giving great weight to that harm in the process. In this regard officers consider that
the following items constitute public benefits that would outweigh the harm to the significance of the
Westminster World Heritage Site:
Economic
 .
 Benefits to local economy associated with new residents and workers supporting local
businesses
 Would support employment in some form on site:
o direct construction jobs over the construction period
o indirect construction jobs over the construction period
Social
 The provision of 141 new homes, of which there will be 63 affordable housing units
(204 habitable rooms). This equates to 50% by habitable room.
 The relocation of the existing adult day centre facility to a new purpose built building at
Coburg Crescent.
Environmental
 The scheme would increase the biodiversity and urban greening on the site.
 Optimising and delivering sustainable development of brownfield land
Public Realm
 Enhancements to public realm and creation of active frontages.
20.8 In respect of the townscape impact and design quality of the development the applicant’s TVIA is
comprehensive, and officers are comfortable that all key townscape impacts have been considered.
The proposal’s two taller buildings (Blocks A and E) would be visible in views within the existing
townscape, however, owing to its high design quality and appropriate height and massing it would not
harm the townscape.
20.9 Overall, the proposal, would have an interesting built form with an attractive contemporary appearance
which responds successfully to the context. Locally distinct materials, conventional window openings
punched into brick elevations etc. help integrate the scheme with its context. The scheme meets the
test of high design quality subject to conditions of construction detailing and samples.
20.10 All of the new homes have been designed to meet relevant standards in terms of size, layout, and
adaptability. The proposed homes will achieve good levels of outlook, daylight, and sunlight. In
addition, the development is inclusive of appropriate on-site communal amenity and play space
provision.
20.11 With regards to neighbouring residential amenity, subject to appropriate conditions, it is considered
that the proposal would not unduly impact upon the amenities of surrounding occupiers. Due to
appropriate separation distances, blocks that step down in height to surrounding properties and the
urban context, the proposed development, would not result in any significant material impact in terms
of overlooking or loss of privacy to neighbouring residential properties, nor would it amount to an
unneighbourly relationship with regard to increased sense of enclosure or overbearing impact.
20.12 In respect of daylight and sunlight, there is fairly limited existing massing on site and therefore some
of the surrounding neighbouring properties will have higher levels of daylight than could be anticipated
for an urban location. The applicant has taken care to design a scheme that on the whole maintains
reasonable separation distances and steps down to its neighbours in height to minimise the adverse

effect though in some instances there are some appreciable reductions in daylight. Given these
considerations, and planning benefits of the scheme on balance the proposal is considered acceptable
in this respect.
20.13 The applicant has provided indicative details with regards to hard and soft landscaping with an
intention to provide a balance between amenity and biodiversity. The proposed development would
not have a significant adverse ecological impact and would increase the net biodiversity of the site.
Furthermore, it is indicated that an urban greening factor of 0.4 would be exceeded. Subject to
conditions the proposals are considered to be acceptable in this regard.
20.14 Sufficient commitment is made to sustainable design and construction, reducing carbon emissions and
the use of renewable energy technologies. In respect of carbon emission reductions, the residential
would result in a reduction of regulated CO2 of 36% and non-residential 36.4% both exceeding the
minimum 35% beyond Part L 2013. The remaining regulated carbon dioxide emissions would be offset
with a payment to reduce the emissions to an equivalent of zero secured through a planning
obligation.
20.15 The development would have an acceptable impact on the highway and transport network. The
development would be car free with occupants of the commercial and residential units not eligible for
parking permits.
20.16 Subject to conditions, the development would meet technical requirements in respect of air quality,
flood risk mitigation, wind conditions, waste and recycling and water infrastructure, land contamination,
archaeology.
20.17 The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy and it is considered to comply with the Development
Plan as a whole. Officers consider that subject to the conditions set out at Annex 1 of this report and a
section 106 legal agreement to secure the planning obligations set out in section 19 of this report, the
planning application should be approved.
21 PROCEDURAL MATTERS
21.1 The application is referable to the Mayor under the provisions of the Town and Country Planning
(Mayor of London) Order 2008. The application has been referred to the Mayor at ‘Stage 1’. Before
Lambeth can issue a decision on this application it will need to refer the application again to the Mayor
at Stage 2; at which point the Mayor will have the opportunity to elect to become determining authority,
direct refusal, or allow Lambeth to proceed and issue the decision in line with its resolution.
22 EQUALITY DUTY AND HUMAN RIGHTS
22.1 There will be some applications which will have a positive or negative impact on particular groups with
protected characteristics and we need to note that in this part of the report (as well as explaining
whether we consider such impact to be acceptable taking into account the merits of the application as
a whole). If the impact on a group, or groups, will be significantly negative then we may have to
undertake an EQIA on the proposals.
22.2 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).
22.3 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.
22.4 Due regard has been given to the equality duty and human rights requirements as the application
includes consideration of the impact on the former uses of the site by ensuring that suitable alternative
accommodation has been provided and the submitted Public Equality Duty Statement sets out how

the development meets the Council’s own guidelines for inclusive and accessible design. As such it is
considered due regard has been given to the Council’s equalities duties.
22.5 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.
23

RECOMMENDATION
1. Resolve to grant conditional planning permission including a Grampian condition requiring the
completion of an agreement under Section 106 of the Town and Country Planning Act 1990 (as
amended) containing the planning obligations listed in this report and any direction as may be
received following further referral to the Mayor of London.
2. Agree to delegate authority to the Director of Planning, Transport and Sustainability to:
c.

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

APPENDICES
Appendix 1:Draft Decision Notice
Plans and Documents
Time Limit
1. The development hereby permitted shall begin before the expiration of three years from the date of
this permission.
Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (As Amended).
Approved Drawings
2. The development hereby permitted shall be carried out in complete accordance with the approved
plans listed in this decision notice, other than where those details are altered pursuant to the
requirements of the conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning
Pre-commencement conditions
Phasing Plan
3. Prior the commencement of development herby approved, a phasing plan for the development
hereby approved shall be submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved plan.
Reason: In order to secure the proper implementation of the development. This is required prior to
commencement to ensure that the phasing for all works, including initial demolition, construction
sequencing and programme phasing is properly considered
Ecological Surveys
4. Prior to site clearance and demolition, additional surveys, to be undertaken by an experienced and
suitably licensed ecologist, shall be undertaken to ensure that there is no evidence of roosting bats.
The results of the survey shall be submitted to and approved in writing by the Local Planning
Authority. Should a bat roost be found, no development is to commence until the relevant licence for
development works affecting a European protected species has been obtained and a copy submitted
to the Local Planning Authority.
Reason: Bats can occupy buildings within a short time period and in order to ensure that bats are not
adversely affected by the proposed development.
Demolition
5. No demolition or development shall commence until full details of the proposed demolition
Methodology, in the form of a Method of Demolition Statement, have been submitted to and
approved in writing by the local planning authority. The Method of Demolition Statement shall include
details regarding:
a) The notification of neighbours with regard to specific works;
b) Advance notification of road closures;
c) Details regarding parking, deliveries, and storage;
d) Details regarding dust mitigation;
e) Details of measures to prevent the deposit of mud and debris on the public highway; and
f) Any other measures to mitigate the impact of construction upon the amenity of the area and the
function and safety of the highway network.

No demolition or development shall commence until provision has been made to accommodate all
site operatives', visitors' and construction vehicles loading, off-loading, parking and turning within the
site or otherwise during the construction period in accordance with the approved details. The
demolition and development shall thereafter be carried out in accordance with the details and
measures approved in the Method of Demolition Statement.
Reason: Development must not commence before this condition is discharged to avoid hazard and
obstruction being caused to users of the public highway and to safeguard residential amenity from
the start of the construction process (policies T7 and Q2 of the Lambeth Local Plan (2021)).
Construction and Environmental Management Plan
6. The demolition or development hereby approved shall not commence until a Construction and
Environmental Management Plan (CEMP) has been submitted to and approved in writing by the
local planning authority. The CEMP shall include details of the following relevant measures:
i.
ii.
iii.
iv.
v.
vi.

vii.

viii.
ix.
x.
xi.
xii.
xiii.

An introduction consisting of construction phase environmental management plan, definitions
and abbreviations and project description and location;
A description of management responsibilities including complaint recording and management;
A description of the construction programme which identifies activities likely to cause high levels
of noise or dust;
Site working hours and a named person for residents to contact;
Detailed Site logistics arrangements.
Details regarding parking, deliveries, and storage. That construction related vehicles should
avoid the AM and PM peak times of 8-10am and 4-6pm. The use of banksmen and traffic
marshals to ensure public safety;
Details regarding dust and noise mitigation measures to be deployed including identification of
sensitive receptors, together with arrangements for ongoing continuous monitoring of
construction noise and dust impacts against suitable targets in accordance with BS5228 Code of
Practice for Noise and Vibration control and the Mayor of London’s SPG 2014 and provision of
monitoring results to the Local Planning Authority;
Details of hours of work and other measures to mitigate the impact of construction on the
amenity of the area and safety of the highway network;
Details of measures to reduce light spillage onto the adjacent Lambeth Walk Open Space
Site Waste Management Plan
Detailed demolition/construction noise and vibration assessment.
A demolition/construction noise and vibration management scheme.
Communication procedures with the LBL and local community regarding key construction issues
– newsletters, fliers etc.

The construction shall thereafter be carried out in accordance with the details and measures
approved in the CEMP for the related phase, unless the written consent of the Local Planning
Authority is received for any variation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of
adjoining occupiers and of the area generally, and to avoid unnecessary hazard and obstruction to
the public highway (Policies EN4, EN7, T7, Q2 and Q8 of the Lambeth Local Plan (2021).
Site Hoarding Strategy
7. Prior to commencement of development a site hoarding strategy shall be submitted outlining the
following:
 A plan (including elevation drawings) showing the location of the site hoarding
 Details of displays on the site hoardings surrounding the site; and



Details of maintenance of the site hoarding including removal of graffiti and other measures
to ensure the hoarding maintains an attractive and tidy appearance throughout the entire
construction period.
This strategy shall be submitted to an approved in writing by the Local Planning Authority prior to
commencement of the development hereby permitted. The development shall thereafter be
implemented in strict accordance with the approved details.
Reason: To minimise danger and inconvenience to highway users and furthermore to ensure
that the external appearance of the building is satisfactory and does not detract from the
character and visual amenity of surrounding area (Policy T4 of the London Plan (2021) and
Policies Q5, Q6 of the Lambeth Local Plan (2021)
Air Quality and Dust Management Plan
8. No demolition or development shall commence until full details of the proposed mitigation measures
for impact on air quality and dust emissions, in the form of an Air Quality and Dust Management Plan
(AQDMP), have been submitted to and approved in writing by the local planning authority. In
preparing the AQMDP the applicant should follow the guidance on mitigation measures for high risk
sites (as a minimum) set out in Appendix 7 of the Control of Dust and Emissions during Construction
and Demolition SPG 2014 for demolition, earthworks, construction and trackout. Both ‘highly
recommended’ and ‘desirable’ measures should be included. The AQDMP can form part of the
Construction Environmental Management Plan (CEMP). The AQDMP shall include the following for
each relevant phase of work:















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

No demolition or development shall commence until all necessary pre-commencement
measures described in the AQDMP have been put in place and set out on site. The demolition
and development shall thereafter be carried out and monitored in accordance with the details
and measures approved in the AQDMP.
Reason: Development must not commence before this condition is discharged to manage and
mitigate the impact of the development on the air quality and dust emissions in the area and
London as a whole, and to avoid irreversible and unacceptable damage to the environment
(London Plan (2021) Policy SI 1, and the London Plan SPGs for Sustainable Design and
Construction and Control of Dust and Emissions during Construction and Demolition).

Confirmed Route of all Service and Drainage Routes
9. Notwithstanding the details on the drawings and documents hereby approved, a drawing showing
the confirmed route of all service and drainage routes outside of all retained tree root protection
areas (BS5837:2012) shall be submitted to and approved in writing before any part of the demolition
and development commences. The development shall thereafter be implemented in strict
accordance with the approved details.
Reason: To ensure the retention of, and avoid damage to, the trees on site and third party trees
which represent an important visual amenity to the locality (Policies Q2, and Q10 of the Lambeth
Local Plan (2021).
Arboricultural Method Statement
10. Prior to the commencement of the development hereby approved, an Arboricultural Method
Statement in accordance with BS5837:2012 relating to a) groundworks within the Root Protection
Area of retained trees for any construction activity (including the installation of hard surfaces) b)
details of a pre-commencement meeting (to include the Tree Officer) together with a schedule of all
confirmed site supervision and tree protection monitoring shall be submitted to and agreed in writing
by the Local Planning Authority shall be submitted to and approved in writing by the council.
Thereafter, the respective Method Statements shall be implemented in strict accordance with the
approved details.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site and to third
party trees which represent an important visual amenity to the locality (Policies Q2, Q9 and Q10 of
the Lambeth Local Plan (2021).
Design and Appearance
Finished floor levels
11. The ground floor finished floor level for block C must be set no lower than 4.6 metres above
Ordnance Datum (mAOD), in line with the submitted drawing “Block C Sections” by Stock Wool
(dated 06 November 2020, ref.3496D_PL(20)213_P01).
To reduce the risk of flooding to the development and occupants, in compliance paragraph 164 of
the NPPF, and Policy 11. Sleeping accommodation will be located in the ground floor of Block C,
according to the document “Block C – Plans” by Stock Wool (dated 06 September 2021,
ref.3496D_PL(20)124_P01). Therefore, the finished floor level of sleeping accommodation must be
set above the year 2100 breach flood level.
External Materials
12. Notwithstanding details hereby approved, prior to the commencement of the relevant building works
for each Building above ground of the development hereby permitted, the following details of the
external elevations of the building shall be submitted to and approved in writing by the local planning
authority:
a) A technical specification schedule of the materials; and
b) Sample panels to be made available on site (or another convenient local location), at a scale of
1:1, for inspection showing ‘typical’ façade construction and illustrating the materials and their
construction detailing.
c) A photographic record of the sample panels, taken on site at midday.
The development shall be carried out in accordance with the approved details and thereafter
retained as such for the lifetime of the development.
Reason: To ensure that the external appearance of the building is satisfactory and to protect the
special architectural or historic interest of the listed building and that it does not detract from the

character and visual amenity of the area along with setting of the conservation areas (Policies Q2,
Q7, Q8, and Q22 of the Lambeth Local Plan (2021).
Detailed drawings
13. Notwithstanding the details hereby approved, prior to the commencement of building works for each
Building above ground, drawings (at 1:10 scale (showing all external construction detailing), for the
relevant part of the development have been submitted to and approved by the Local Planning
Authority in writing, unless otherwise agreed in writing by the Local Planning Authority. The drawings
shall include details of:
a) Detailed elevations
b) Details of windows (including technical details, elevations, reveal depths, plans and cross
sections)
c) Details of balconies and terraces (including balustrades, privacy screens and fins, including
where applicable local screening in the form of solid imperforate barriers/fences)
d) Details of entrances and external doors (including technical details, elevations, reveal depths,
plans and sections)
e) Details of roof treatments, plant, cills and parapets
f) Details of rainwater goods and pipes (including location and fixings)
g) Details and location of flues and vents, mailboxes
h) Details of wayfinding signage and building signage strategy
The development shall be carried out in accordance with the approved details and retained for the
lifetime of the development.
Reason: To ensure that the external appearance of the building is satisfactory and to protect the
special architectural or historic interest of the listed building and that it does not detract from the
character and visual amenity of the area along with setting of the conservation areas (Policies Q2,
Q7, Q8, and Q22 of the Lambeth Local Plan (2021)).
Plumbing
14. No vents, plumbing or pipes, other than those approved, shall be fixed to the external faces of the
building.
Reason: To ensure an appropriate standard of design and safeguard visual amenities of area
(Policies Q7 and Q8 of the Lambeth Local Plan 2021).
Photovoltaic Panels
15. Prior to the commencement of construction works above ground of the relevant Building of the
development hereby permitted, a scheme showing that the provision of photovoltaic panels has been
maximised including the siting, size, number and design of the photovoltaic array including cross
sections of the roof of each building showing the panels in-situ shall be submitted to and approved in
writing by the Local Planning Authority.
The development shall thereafter be completed in strict accordance with the approved details and
permanently retained as such for the duration of use, unless otherwise agreed in writing by the local
planning authority.
Reason: To ensure an appropriate standard of design and safeguard visual amenities and to ensure
that the development has an acceptable level of sustainability (Policy SI 2 of the London Plan (2021)
and Policy Q2, Q8, Q22 and EN4 of the Lambeth Local Plan (2021)).
Quality of Accommodation
Accessible and Adaptable Dwellings

16. No less than 10% of the residential units hereby permitted shall be wheelchair adaptable/accessible
units constructed to comply with Part M4 (3) of the Building Regulations. Any communal areas and
accesses serving the M4 (3) compliant Wheelchair User Dwellings should also comply with Part M4
(3). All other residential units, communal areas and accesses hereby permitted shall be constructed
to comply with Part M4 (2) of the Building Regulations.
Reason: To secure appropriate access for disabled people, older people and others with mobility
constraints (policy D7 of the London Plan (2021) and Q1 of the Lambeth Local Plan (2021) and the
guidance in the London Plan Housing SPG (2012)).
Restriction on roof use
17. No parts of the roof of the buildings other than those identified as a roof terrace hereby approved
shall be used as a or terrace nor shall any access be formed thereto (other than the areas designed
as roof terraces and balconies as shown on the approved drawings or for maintenance purposes)
without the prior written approval of the local planning authority.
Reason: To safeguard the privacy of residential occupiers (Policy Q2 Lambeth Local Plan (2021)).
Noise and Vibration
Noise and Vibration Management Scheme – Demolition/Construction
18. A demolition/construction noise and vibration management scheme must be provided within a
Construction Environmental Management Plan, in a format suitable to be adopted by site
contractors. During demolition/construction works, Noise & Vibration monitoring shall be carried out
on site where appropriate. Parameters to be monitored, duration, locations and monitoring
techniques shall be included in the CEMP and approved in writing by the Local Planning Authority,
prior to commencement of any demolition/construction works at the proposed development site.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the
of Lambeth Local Plan (2021).
Noise from Plant Machinery and Equipment
19. Prior to the commencement of construction works above ground of the relevant Building of the
development, full details (including elevational drawings) and a tabulated Schedule of any proposed
internal and external plant equipment and trunking, including building services plant, ventilation, and
filtration equipment exhaust ducting / ventilation, shall be submitted to and approved in writing by the
Local Planning Authority. All flues, ducting and other equipment shall be installed in accordance with
the approved details prior to the use commencing on site and shall thereafter be maintained in
accordance with the manufacturer's instructions.
Reason: To protect the amenities of future and adjoining occupiers and the surrounding area (policy
Q2 of the of Lambeth Local Plan (2021).
Noise and Vibration Attenuation
20. Prior to the commencement of construction works above ground of the relevant Building of the
development, a scheme of noise and vibration attenuation to protect against environmental noise
shall be submitted to the Local Planning Authority. The scheme shall achieve the habitable and
commercial room standards as detailed in BS8233:2014 and must include details of post
construction validation. The details to be approved in writing by the Local Planning Authority and the
approved noise and vibration attenuation measures shall thereafter be retained and maintained in
working order for the duration of the use in accordance with the approved details.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future occupiers (Policy Q2 of Lambeth Local Plan (2021)).

Noise and vibration attenuation of ventilation plant
21. Prior to the occupation of the relevant Buildings hereby permitted, or the operation of any building
services plant, an assessment of the acoustic impact arising from the operation of all internally and
externally located plant shall be submitted to and approved in writing by the local planning authority.
The assessment of the acoustic impact shall be undertaken in accordance with BS 4142: 2014 (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
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 future and adjoining occupiers and the surrounding area (Policy
Q2 of the London Borough of Lambeth Local Plan (2021)).
Flues and extraction plant
22. 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
London Borough of Lambeth Local Plan (2021)).
Environmental Noise
23. Prior to the commencement of development, a scheme of noise and vibration attenuation and
ventilation sufficient to prevent overheating and maintain thermal comfort shall be submitted to and
approved in writing by the Local Planning Authority. The scheme shall achieve the habitable room
standards as detailed in BS8233:2014 with no relaxation for exceptional circumstances and must
include details of post construction validation. Thereafter the development shall be carried out in
accordance with the approved details and a separate validation report shall be submitted to and
approved in writing by the Local Planning Authority within 3 months of first occupation. All work must
be carried out by suitably qualified person and the approved noise, vibration attenuation and
ventilation measures shall thereafter be retained and maintained in working order for the duration of
the use in accordance with the approved details.
Reason: To protect the amenities of future residential occupiers (policy Q2 of the London Borough of
Lambeth Local Plan (2021)).
Gym Noise Control and management
24. Prior to any use of the resident’s gymnasium in the development hereby permitted, a Management
Plan must be submitted to and agreed by the Local Planning Authority. This should include but not
be limited to, management responsibilities during all operating hours, measures to restrict access to
residents only, measures to control noise and disturbance, playing of music or other amplified sound
and minimising the effects of patrons coming and going from the site. Where any activities,
equipment or 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 (Policy Q2 of the
Lambeth Local Plan (2021)).
Lighting/Solar Glare
Lighting Scheme
25. Prior to first occupation of the relevant building (including phasing of delivery plan) a lighting scheme
must be submitted for the approval of the Local Planning Authority in accordance with the Institute of
Lighting Professional’s Guidance notes for the reduction of obstructive light. The scheme must be
designed by a suitably qualified person in accordance with the recommendations for environmental
zone E3 in the ILP document “Guidance Notes for the Reduction of Obtrusive Light GN01:2011. It
must take account of the recommendations outlined in Section 4 of the Preliminary Ecological
Appraisal ref: 193383.
Before commencement of operation of the approved lighting scheme the applicant shall appoint a
suitably qualified member of the institute of lighting professionals (ILP) to validate that the lighting
scheme as installed conforms to the recommendations for environmental zone E3 in the ILP
document “Guidance Notes for the Reduction of Obtrusive Light GN01:20 the report shall be
submitted to and approved by the Local Planning Authority and the approved details and attenuation
measures shall be permanently retained and maintained thereafter in working order for the duration
of the uses and their operation.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of
adjoining occupiers, to ensure the external appearance of the building is satisfactory, it does not
detract from the setting of the adjacent conservation area, and to safeguard and prevent irrevocable
damage to habitat and wildlife ((Policies Q2, Q6, Q8, Q20, Q22 and EN1 of the Lambeth Local Plan
(2015) and Draft Revised Lambeth Local Plan (2020)).
Telecommunications
Telecommunications – removal of PD
26. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking or re-enacting that Order with or without modification), no aerials,
antennae, satellite dishes or related telecommunications equipment shall be erected on any part of
the development hereby permitted, unless otherwise approved in writing by the local planning
authority.
Reason: To ensure that the visual impact of telecommunication equipment upon the surrounding
area can be considered. (PoliciesT9, Q2, and Q6 of the Lambeth Local Plan (2021)).
Landscaping, Playspace, Ecology, Biodiversity
Trees to be removed
27. No trees other than those shown to be removed on the approved plan shall be felled, damaged or
otherwise disturbed. All tree protection measures shall be carried out in line with the specifications
contained in the approved document Arboricultural Implications Report prepared by SJA Trees
Arboriculture Planning Consultants (ref. SJA air 19275-01a, dated November 2020). The tree
protection measures shall be erected before demolition commences and remain in place and
effective for the duration of the development and only dismantled and / or removed following the
written agreement of the council.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site and third
party trees which represent an important visual amenity to the locality (Policies Q2, Q9 and Q10 of
the Lambeth Local Plan (2021).

Schedule of Supervision and Monitoring
28. The completed schedule of supervision and monitoring for the arboricultural protection measures as
agreed under condition 28 trees to be removed above shall be submitted for approval in writing by
the Local Planning Authority within 28 days from completion of the development hereby permitted.
Reason: In order to ensure compliance with the tree protection details submitted under condition No.
28 above. To ensure the retention of, and avoid damage to, the retained trees on the site and any
third party trees which represent an important visual amenity to the locality (Policies Q2 and Q10 of
the Lambeth Local Plan (2021)).
Hard and Soft Landscaping and Net Biodiversity Gain
29. Notwithstanding the details on the drawings and documents hereby approved, prior to
commencement of the development (with the exception of demolition) hereby permitted, a hard and
soft landscaping scheme (including phasing of delivery) shall be submitted to and approved in writing
by the local planning authority. All tree, shrub and hedge planting included within the above scheme
shall accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent superseding
equivalent) and current Arboricultural best practice. The details shall demonstrate that net
biodiversity has been achieved. The details shall include:
a) The treatment of all parts of the site not covered by buildings including walls and boundary
b) features;
c) Typical details of all internal and external boundary treatments, including elevations and
specifications for all pedestrian gates and their means of opening for all residents, and details of
measures to enable small animals to move freely into and around the site;
d) The quantity, size, species, position, and the proposed time of planting of all trees and shrubs to
be planted including details of appropriate infrastructure to support long-term survival;
e) An indication of how all trees and shrubs will integrate with the proposal in the long term with
regard to their mature size and anticipated routine maintenance and protection including
irrigation systems;
f) Details of infrastructure to maximise rooting capacity and optimize rooting conditions;
g) All shrubs and hedges to be planted that are intended to achieve a significant size and presence
in the landscape shall be similarly specified;
h) All hard landscaping including all ground surfaces, planters, seating, refuse disposal points,
cycle parking facilities, bollards, vehicle crossovers/access points;
i) Biodiversity mitigation and enhancement measures as set out in the Ecological Report prepared
by AA Environmental Ltd, dated November 2020.
The development hereby permitted shall be thereafter carried out in accordance with the approved
details within 6 months of the date of first occupation and agreed phasing of any part of the site
unless an alternative temporary landscaping and phasing scheme has otherwise been submitted to
and agreed by the Local Planning Authority.
Reason: In order to introduce high quality landscaping in and around the site in the interests of the
ecological value and biodiversity of the site and to ensure a satisfactory landscaping of the site in the
interests of visual amenity. (Policy EN1, Q2, Q6, Q9, and Q10 of the Lambeth Local Plan ( 2021)
and Policy G6 of the London Plan 2021))
First Planting and Replacement Dead Damaged Planting
30. All planting including tree planting, seeding, or turfing comprised in the approved details of
landscaping shall be carried out in the first planting and seeding season following the occupation of
the development hereby permitted or the substantial completion of the development, whichever is
the sooner. Any trees, hedgerows or shrubs forming part of the approved landscaping scheme which
within a period of five years from the occupation or substantial completion of the development die,

are removed or become seriously damaged or diseased shall be replaced in the next planting
season with others of similar size and species, unless the Local Planning Authority gives written
consent to any variation
Reason: To ensure a satisfactory and appropriate landscape scheme is maintained relative to the
development in order to comply with Policy Q9 of the Lambeth Local Plan (2021).
Playspace
31. Notwithstanding details shown on the approved plans, no occupation of the development shall
commence until full details of the children's play space provisions (layout, equipment specification,
and phasing of delivery) have been submitted to and approved in writing by the local planning
authority and the development has been implemented in accordance with the approved details and
agreed phasing. The equipment shall be maintained for the duration of the development and
available for all occupiers irrespective of tenure.
Reason: To ensure appropriate provision for children's play on site. (Policy S4 of the London Plan
(2021) and Policy H5 of the Lambeth Local Plan (2021)).
Green Roofs
32. Prior to commencement of the construction works above ground of the relevant Building of the
development hereby permitted, a detailed specification of the biodiverse green roofs shall be
submitted to and approved in writing by the Local Planning Authority. The specification shall include
details of the quantity, size, species, position and the proposed time of planting of all elements of the
green roofs, together with details of their anticipated routine maintenance and protection. The green
roofs shall be implemented prior to occupation of the relevant Building and thereafter maintained in
accordance with the approved details for the lifetime of the development.
Reason: In order to promote biodiversity and rainwater attenuation on the site. (Policy G1, G5, SI 2
and SI 13 of the London Plan (2021) and Policy EN1, EN4, EN5, EN6 and Q9 of the Lambeth Local
Plan (2015) and Draft Revised Lambeth Local Plan (2020)).
Green Roof Maintenance
33. If within 5 years of the installation of the green roof any planting forming part of the green roof shall
die, be removed, or become seriously damaged or diseased, then this planting shall be replaced in
the next planting season with planting of a similar size and species.
Reason: To safeguard the visual amenities of the area and to ensure that the development has an
acceptable level of sustainability and biodiversity and to mitigate the impact on flood risk (Policy G1,
G5, SI 2 and SI 13 of the London Plan (2021) and Policy EN1, EN4, EN5, EN6 and Q9 of the
Lambeth Local Plan (2015) and Draft Revised Lambeth Local Plan (2020)).
Preliminary Ecological Mitigation Measures
34. The recommended mitigation measures outlined in Section 4 of the approved Ecological Report
prepared by AA Environmental Ltd, dated November 2020 shall be implemented.
Reason: In order to minimise any potential risks to species and wildlife habitats and biodiversity
within the development (Policy EN1 of the Lambeth Local Plan (2015) and Draft Revised Lambeth
Local Plan (2020)).
Bird and Bat Boxes
35. Prior to commencement of the construction works of the relevant Buildings/part of the development
hereby permitted, details of bird and bat boxes locations and types and indication of species to be
accommodated shall be submitted to and approved in writing by the Local Planning Authority. The
boxes shall be installed in accordance with the approved plans prior to the occupation of the

development and thereafter retained and maintained unless prior written approval is given by the
Local Planning Authority.
Reason: In order to secure appropriate features to conserve and enhance wildlife habitats and
biodiversity measures within the development (Policy EN1 of the Lambeth Local Plan (2015) and
Draft Revised Lambeth Local Plan (2020)).
Landscaping Scheme and Biodiversity Gain
36. Within six months of first occupation of any part of the development, evidence to demonstrate that
the net biodiversity gains (secured under the Biodiversity and Mitigation Enhancements details
approved as part of the discharge of Condition 30 hard and soft landscaping) have been achieved
shall be submitted to and approved in writing by the local planning authority. In the event that these
gains have not been achieved, a scheme of mitigation to achieve the shortfall shall be submitted to
and approved in writing by the local planning authority. The approved scheme shall be implemented
within the first planting season following the scheme being approved and shall thereafter be retained
for the lifetime of the development.
Reason: In the interests of the ecological value of the site and to ensure a satisfactory landscaping
of the site in the interests of visual amenity (Policies EN4 and Q9 of the Lambeth Local Plan (2021)
and Policy G1 of the London Plan (2021))
Urban Greening
37. Prior to first occupation of the buildings hereby permitted, evidence and maintenance plan shall be
submitted to and approved in writing by the local planning authority to validate the measures at the
as built stage to demonstrate that an Urban Greening Factor of 0.4 or more has been achieved.
Reason: To ensure that the urban greening factor has been achieved on site (Policy G5 and G6 of
the London Plan (2021).
Transport and Highways
Cycle Parking
38. Notwithstanding the details on the drawings and documents hereby approved, Prior to
commencement of the construction works of the development hereby permitted, details of the
provision to be made for cycle parking shall be submitted to and approved in writing by the Local
Planning Authority. The details shall include:
 Floor plans and detailed construction drawings (where relevant)
 Specification of cycle stands including manufacturer’s details
 Confirmation and location of 25% of cycle parking spaces to be in the form of Sheffield stands,
with 5% being for larger, adapted cycles in line with Chapter 8 of the London Cycling Design
Standards (LCDS)
 Details of electric bike charging points (minimum 20% active provision with all remaining with
passive provision)
 Details of lifts
 Details of automatic doors
 Phasing of delivery of short-term cycle parking (including temporary provision if relevant)
The cycle parking shall thereafter be implemented in full in accordance with the approved details
before the use hereby permitted commences and shall thereafter be retained solely for its
designated use.
Reason: To ensure adequate cycle parking is available on site and to promote sustainable modes of
transport (policies T1, T3 and Q13 of the Lambeth Local Plan (2021).

Electric Charging Points – on site disabled parking bays
39. Prior to first occupation of the development a minimum 20% of the on-site disabled parking bays
shall be provided with active electric vehicle charging facilities, with passive provision provided for all
remaining bays, and shall thereafter be retained solely for its designated use.
Reason: To encourage the uptake of electrical vehicles (policies T6, T6.5 and T7 of the London Plan
(2021)).
Travel Plan
40. Prior to first occupation, a Travel Plan shall be submitted to and approved in writing by the local
planning authority. The measures approved in the Travel Plan to be implemented before first
occupation of the buildings hereby permitted shall so 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) and Policies T1, T2, T3 and
T6 of the Lambeth Local Plan (2021).
Delivery and Servicing Management Plan
41. The uses hereby permitted shall not commence until a Delivery and Servicing Management Plan and
confirming that all servicing will be undertaken off-street within the loading bays, has been submitted
and approved in writing by the local planning authority. The use hereby permitted shall thereafter be
operated in accordance with the approved details for the lifetime of the development. The submitted
details must include the following:
a) Frequency and timings of deliveries to the site;
b) Frequency and timings of other servicing vehicles, such as refuse collections;
c) Dimensions of delivery and servicing vehicles;
d) Proposed loading and delivery locations; and
e) A strategy to manage vehicles servicing the site.
Reason: To protect the amenities of adjoining occupiers and the surrounding area and to limit the
effects of the increase in travel movements (Policy Q2 and T7 of the Lambeth Local Plan (2021).
Provide Disabled parking space
42. Prior to first occupation, details for the location of the 5 disabled/accessible parking spaces shall be
submitted and approved in writing by the local planning authority. The disabled/accessible parking
spaces shall be retained for the lifetime of the development. No vehicles, other than blue-badge
holder vehicles, shall park on the site. Vehicles shall only park within the designated spaces shown
on the approved plans, and on no other part of the site.
Reason: To enable accessible parking to be provided, prevent excessive parking, and minimise
danger, obstruction, and inconvenience to users of the site and surrounding area (policies T1, T6,
T7, and Q2 of the Lambeth Local Plan (2021)).
Car parking design and management plan (CPMP)
43. Prior to first occupation, a Car Parking Design and Management Plan shall be submitted to and
approved in writing by the local planning authority. The CPMP shall detail how parking for the site is
to be managed, monitored, and enforced. Car parking shall only take place in accordance with the
approved details.
Reason: To ensure adequate provision for parking and access is made in the interest of highway
flow and safety (Policy T6 of the London Plan and Policy T7 of the Lambeth Local Plan).

Waste Management Strategy
44. Prior to the first occupation, an Operational Waste and Recycling Management Strategy shall be
submitted to and approved in writing by the local planning authority. The development hereby
permitted shall thereafter only be operated in accordance with the approved Operational Waste and
Recycling Management Strategy.
Reason: To ensure suitable provision for the occupiers of the development, to encourage the
sustainable management of waste and to safeguard the visual amenities of the area (Policies Q2,
Q12 and T7 of the Lambeth Local Plan (2021).
Refuse and Recycling Storage
45. Prior to the first occupation, the waste and recycling storage facilities shall be provided as indicated
on the approved plans and in accordance with the Waste Management Strategy to be approved
under condition 46 of this permission. Thereafter, the waste and recycling storage facilities shall be
retained solely for its designated use. The waste and recycling storage areas/facilities should comply
with the Lambeth's Refuse & Recycling Storage Design Guide (2013), unless it is demonstrated in
the submissions that such provision is inappropriate for this specific development.
Reason: To ensure suitable provision for the occupiers of the development, to encourage the
sustainable management of waste and to safeguard the visual amenities of the area (Policies Q2
and Q12 of the Lambeth Local Plan (2021).
Existing Vehicular Access to be removed
46. Within 3 months of the installation of the new vehicular access, the existing vehicular access shall be
removed by raising the dropped kerb and reinstating the footway to the specification required by the
Council’s Highways Department.
Reason: To minimise danger, obstruction and inconvenience to users of the highway (policies T1 T7
and T8 of the Lambeth Local Plan (2015) and Draft Revised Lambeth Local Plan (2020)).
New vehicular access to be provided
47. The new vehicular access to the site shown on the approved plans shall be installed prior to the
commencement of the use hereby permitted.
Reason: To minimise danger, obstruction and inconvenience to users of the highway (policies T1,
and T7 of the Lambeth Local Plan (2021).
Secure by Design
Secure by Design Measures
48. The development hereby permitted shall incorporate security measures to minimise the risk of crime
and to meet the specific security needs of the development in accordance with the principles and
objectives of Secured by Design. Details of these measures shall be submitted to and approved in
writing by the local planning authority prior to commencement of the development and shall be
implemented in accordance with the approved details prior to occupation.
Reason: To ensure that the development maintains and enhances community safety (policy Q3 of
Lambeth Local Plan (2021) and Draft Revised Lambeth Local Plan (2020)).
Certification
49. Prior to occupation of the development hereby approved, a satisfactory Secured by Design
inspection must take place. The resulting Secured by Design certificate shall be submitted to and
approved in writing by the local planning authority.

Reason: To ensure that the development maintains and enhances community safety (policy Q3 of
the Lambeth Local Plan (2021).
Sustainability and Energy
Energy Strategy
50. The development shall be built in accordance with the Energy Strategy approved by the Local
Planning Authority, demonstrating how the development will follow the hierarchy of energy efficiency,
decentralised energy and renewable energy technologies to secure a minimum 35% reduction in
CO2 emissions below the maximum threshold set in Building Regulations Part L 2013.
Prior to first occupation of the buildings hereby approved, evidence (e.g. photographs, copies of
installation contracts and as-built worksheets prepared under the National Calculation Method) should
be submitted to the Local Planning Authority and approved in writing to demonstrate that the
development has been carried out in accordance with the approved Energy Strategy unless otherwise
agreed by the Local Planning Authority in writing.
Reason: To ensure that the development makes the fullest contribution to minimising carbon dioxide
emissions (Policy SI 2 and SI 3 of the London Plan (2021) and Policy EN3 of the Lambeth Local
Plan (2021).
Overheating and cooling
51. Prior to occupation of the relevant Building, the owners shall provide to the local planning authority
for approval in writing, details of the measures employed to minimise the potential for internal
overheating and reliance on air conditioning .
Reason: To ensure the design of the development reduces (as far as is possible) the potential for
overheating and reliance on air conditioning systems (Policy SI 2 and SI 4 of the London Plan
(2021)).
Water efficiency
52. Prior to commencement of the superstructure of the relevant Building of the development hereby
permitted , manufacturers’ datasheets with a corresponding water efficiency calculator for the
proposed fixtures and fittings shall be submitted to and approved in writing by the Local Planning
Authority to demonstrate that the internal water consumption will not exceed 105 litres/person/day in
line with The Water Efficiency Calculator for New Dwellings from the Department of Communities
and Local Government.
Reason: Occupation must not commence prior to these details being discharged in order to ensure
the development would achieve an acceptable standard of water efficiency (Policy SI 5 of the
London Plan (2021)).
Water efficiency – post-occupation
53. Prior to first occupation of the relevant Building, manufacturers’ datasheets with a corresponding
water efficiency calculator for the installed fixtures and fittings shall be submitted to and approved in
writing by the Local Planning Authority to demonstrate that the internal water consumption will not
exceed 105 litres/person/day in line with The Water Efficiency Calculator for new dwellings from the
Department of Communities and Local Government. The scheme shall be carried out in accordance
with the approved details and shall thereafter be retained for the lifetime of the development.
Reason: Occupation must not commence prior to these details being discharged in order to ensure
the development would achieve an acceptable standard of water efficiency (Policy SI 5 of the
London Plan (2021)).
Whole Life Carbon Assessment

54. Prior to the occupation of each building the post-construction tab of the GLA’s whole life carbon
assessment template should be completed accurately and in its entirety in line with the GLA’s Whole
Life Carbon Assessment Guidance. The post-construction assessment should provide an update of
the information submitted at planning submission stage, including the whole life carbon emission
figures for all life-cycle modules based on the actual materials, products and systems used. This
should be submitted to the GLA at: ZeroCarbonPlanning@london.gov.uk, along with any supporting
evidence as per the guidance. Confirmation of submission to the GLA shall be submitted to, and
approved in writing by, the local planning authority, prior to occupation of the relevant building.
Reason: To ensure that the development reduces life-cycle emissions (Policy SI2 of the London Plan
(2021).
Circular Economy Statement
55. Within 3 months of first occupation of any of the residential units hereby approved, a post
construction statement shall be submitted to and approved in writing to the local planning authority.
This shall include the quantification of measures and detail of how circular economy proposals have
been achieved in line with Document Ref:5685-CBC-SH-RP-Z-004 Rev 2, dated 27/05/2021,
Prepared by Cudd Bentley and including:
 strategies to utilise at least 20% of the value of construction materials to be comprised of
recycled and reused content (unless it is has been demonstrated that it is not technically feasible
or viable to do so); and
 strategies to meet the Mayor's 65% target for municipal waste recycling as part of the long-term
operation of the development (unless it is has been demonstrated that it is not technically
feasible or viable to do so); and
 details of the likely destination of all waste streams and a confirmation that the destination
landfill(s) has/ have the capacity to receive waste.
Reason: To ensure that the proposal promotes circular economy outcomes (Policy SI 7 of the
London Plan (2021).
Environmental Management
Contamination – Scheme of mitigation
56. No demolition or development shall commence (or such other date or stage in development as may
be agreed in writing with the Local Planning Authority), until the following components of a scheme
to deal with the risks associated with contamination of the site - including vapours, unexploded
ordnance and asbestos - have been submitted to and approved in writing by the local planning
authority:
i.
ii.
iii.
iv.

A site investigation scheme, based on previous findings to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off-site;
The site investigation results and the detailed risk assessment resulting from i);
An options appraisal and remediation strategy giving full details of the remediation measures
required and how they are to be undertaken;
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.
Reason: To ensure that the site does not pose any further risk to human health or the water
environment by demonstrating that the requirements of the approved verification plan have been met
and that remediation of the site is complete, in line with the National Planning Policy Framework

(NPPF) (Paragraph 170). Furthermore, to safeguard future users or occupiers of this site and the
wider environment from irreversible risks associated with the contaminants which are present by
ensuring that the contaminated land is properly treated and made safe before development. (Policy
EN4 of the Lambeth Local Plan (2021)).
Contamination – verification
57. Prior to occupation of any part of the development, a verification report demonstrating completion of
the works set out in the approved remediation strategy and the effectiveness of the remediation shall
be submitted to and approved in writing by the local planning authority. The report shall include
results of sampling and monitoring carried out in accordance with the approved verification plan to
demonstrate that the site remediation criteria have been met. It shall also include any plan (a “longterm monitoring and maintenance plan”) for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action, as identified in the verification plan, and for
the reporting of this to the local planning authority.
Reason: To ensure that the site does not pose any further risk to human health or the water
environment by demonstrating that the requirements of the approved verification plan have been met
and that remediation of the site is complete, in line with the National Planning Policy Framework
(NPPF) (Paragraph 170). Furthermore, to safeguard future users or occupiers of this site and the
wider environment from irreversible risks associated with the contaminants which are present by
ensuring that the contaminated land is properly treated and made safe before development. (Policy
EN4 of the Lambeth Local Plan (2015) and Draft Revised Lambeth Local Plan (2020).
Contamination – not previously identified
58. If, during development, contamination not previously identified is found to be present at the site then
no further development (unless otherwise agreed in writing with the Local Planning Authority) shall
be carried out until the developer has submitted and obtained written approval from the Local
Planning Authority, for an amendment to the remediation strategy detailing how this unsuspected
contamination shall be dealt with. The remediation strategy shall be implemented as approved,
verified and reported to the satisfaction of the Local Planning Authority.
Reason: To ensure that the development does not contribute to and is not put at unacceptable risk
from or adversely affected by unacceptable levels of water pollution from previously unidentified
contamination sources at the development site, in line with the National Planning Policy Framework
(NPPF) (Paragraph 170). Furthermore, to safeguard future users or occupiers of this site and the
wider environment from irreversible risks associated with the contaminants which are present by
ensuring that the contaminated land is properly treated and made safe before development. (Policy
EN4 of the Lambeth Local Plan (2021).
Piling
59. Piling or any other foundation designs using penetrative methods shall not be permitted until a Piling
Risk Assessment demonstrating that any proposed piling will not result in contamination of
groundwater, has been submitted to and approved in writing by the local planning authority. The
Piling Risk Assessment should be written in accordance with EA guidance document “Piling and
Penetrative Ground Improvement Methods on Land Affected by Contamination: Guidance on
Pollution Prevention. National Groundwater & Contaminated Land Centre report NC/99/73. The
development shall thereafter be carried out in accordance with the approved details.
Reason: To ensure that the development does not harm groundwater resources, in line with the
National Planning Policy Framework (NPPF) (Paragraph 170).
NRMM Low Emission Zone
60. If Non Road Mobile Machinery (NRMM) of net power of 37kW and up to and including 560kW is
required on site during the course of demolition, site preparation and construction phases, it must

comply with the emission standards set out in chapter 7 of the GLA’s supplementary planning
guidance “Control of Dust and Emissions During Construction and Demolition” dated July 2014
(SPG), or subsequent guidance. Unless it complies with the standards set out in the SPG, no NRMM
shall be on site, at any time, whether in use or not, without the prior written consent of the local
planning authority. The developer must register all NRMM at https://nrmm.london/user-nrmm/register
prior to bringing it on to site and shall keep the register up to date by listing all NRMM used during
the demolition, site preparation and construction phases of the development.
Reason: To ensure that air quality is not adversely affected by the development (Policy SI 1 of the
London Plan (2021))
Sustainable Urban Drainage System
61. Notwithstanding the submitted information, prior to the commencement of construction works above
ground level, details of the Sustainable Urban Drainage System (SuDS) to be employed throughout
the site shall be submitted to and approved in writing by the Local Planning Authority. The submitted
details shall include:
i.
The further consideration and feasibility for utilising additional above ground green SuDS
measures such as rainwater harvesting and rain gardens
ii.
Information on the siting, capacity and operation of the SuDS and any associated pipe work.
iii.
A management and maintenance plan which must consider the management and
maintenance for the lifetime of the development and which shall include the arrangements
made to secure the operation of the scheme.
No building hereby permitted shall be occupied until the sustainable drainage scheme for the site
has been completed in accordance with the approved details. The sustainable drainage scheme
shall be managed and maintained thereafter in accordance with the agreed management and
maintenance plan for the lifetime of the development.
Reason: To manage the water environment of the development and mitigate the impact on flood risk,
water quality, habitat, and amenity value (policies EN5 and EN6 of Lambeth Local Plan (2021)).
Fire Safety
62. Notwithstanding the submitted information, prior to the commencement of construction works above
ground level, details of a revised Fire Strategy shall be submitted to and approved in writing by the
local planning authority. The submitted detail shall include the additional information on the protected
areas and final exit for Block D; the operational condition of fire hydrants in the locality; the measures
to ensure the safe evacuation of all users, such as a fire evacuation lift or other appropriate
measures to enable the evacuation of people who require level access from the respective building,
together with timeframes for the periodic review and update of the evacuation strategy over the
lifetime of the development.
No building hereby permitted shall be occupied until the fire safety measures for the site have been
completed in accordance with the approved Fire Strategy.
Reason: To ensure that the development incorporates the necessary fire safety measures to limit the
risk and spread of fire and the safe evacuation of all occupiers (Policy D12 of the London Plan
(2021))
Grampian condition to secure S106 agreement
63. No development shall commence on any part of the site until a planning obligation pursuant to
section 106 of the Town & Country Planning Act 1990 has been entered into in a form satisfactory to
the Council which shall secure the following obligations.
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Employment and



Affordable housing in perpetuity
Securing 63 units (204 by HBR) 50% of affordable housing with the
following mix:
o 45 affordable rented: low cost rents (11x1bed, 22x2bed,
7x3bed, 5x4bed)(total 153 HBR)
o 18 x Shared Ownership (London Shared Ownership) units
(3x1bed, 15x2bed)(total 51 HBR)
o Tenure Split – 71.43% affordable rent / 28.57% intermediate
mix by unit (75%/ 25% by habitable room)
London Affordable Rent levels in regard to the Council’s Tenancy
Strategy
Shared ownership - affordability thresholds in London Plan (as
updated by the AMR) secured including initial (3 month) lower
household income threshold
Early Stage Viability Review would be triggered if the scheme is not
implemented within two years (24 months)
Residential Communal Amenity Spaces plan to be secured
Access to residential communal amenity spaces for all residents
Access to playspace for all residents
Financial contribution (final sum to be confirmed)
'Be Seen' Energy Monitoring
District Heat Network Connection if technically and financially viable
and feasible to connect
Carbon offset report (Energy Report)
Residential carbon offset contribution £289,845 - actual amount to be
determined following final emissions carbon reduction being
confirmed at the detailed design stage.
Non-residential carbon offset contribution £3,990 - actual amount to
be determined following final emissions carbon reduction being
confirmed at the detailed design stage.
Parking permit-free
Travel Plan monitoring financial contribution – £5,300,
Contribution towards Cycle Hire docking station – £25,000
A minimum of three year’s Car Club membership to be provided for
each household
Financial contribution towards improvements for walking and cycling –
(final sum to be confirmed)
Financial contribution towards dropped kerb and tactile paving on east
side of the Sail Street and Ingram Close approaches to Juxon Street £7,600
Financial contribution secured for a review of waiting restrictions
around the site, and the potential changes to restrictions - £10,000.
Register under Considerate constructors Scheme
Residential car parking management plan – if required fund the
provision with a contribution is £10,000 per bay for all on-street bays,
time limited.
S278 agreement for highways works – Would include changes to
access and footway on site frontage
Employment and skills financial contribution of £91,650.00 to be used

Skills

towards vocational training and employment support
 Employment and Skills Plan shall be submitted for the construction
phase and for the end-use phase of the development. A range of
potential outcomes for both construction and end use phases will be
expected and agreed within the Employment and Skills plans.
Community Use
 The submission of a Strategy and comprehensive details of the
relocation of all the services from the site for approval prior to
commencement of the development of the Adult Day Centre
 Decant and reprovision of existing services (Adult Day Centre) are
satisfactorily provided before commencement of development on site
Other
 Monitoring fee of up to 5% of total financial obligations.
Reason: To ensure that the obligations sought bind on those with an interest in the land because the
Council, as landowner, cannot enter into an agreement with itself.
Informative
1. This decision letter does not convey an approval or consent which may be required under any
enactment, by-law, order or regulation, other than Section 57 of the Town and Country Planning Act
1990.
2. You are advised that this consent is without prejudice to any rights which may be enjoyed by any
tenants/occupiers of the premises.
3. Your attention is drawn to the provisions of the Building Regulations, and related legislation which
must be complied with to the satisfaction of the Council's Building Control Officer.
4. Your attention is drawn to the need to comply with the requirements of the Control of Pollution Act
1974 concerning construction site noise and in this respect, you are advised to contact the Council's
Environmental Health Division.
5. Your attention is drawn to Sections 4 and 7 of the Chronically Sick and Disabled Persons Act 1970
and the Code of Practice for Access for the Disabled to Buildings (B.S. 5810:1979) regarding the
provision of means of access, parking facilities and sanitary conveniences for the needs of persons
visiting, using or employed at the building or premises who are disabled.
6. You are advised that this permission does not authorise the display of advertisements at the
premises and separate consent may be required from the Local Planning Authority under the Town
and Country Planning (Control of Advertisements) Regulations 1992.
7. As soon as building work starts on the development, you must contact the Street Naming and
Numbering Officer if you need to do the following:
1. name a new street
2. name a new or existing building
3. apply new street numbers to a new or existing building
This will ensure that any changes are agreed with Lambeth Council before use, in accordance with
the London Buildings Acts (Amendment) Act 1939 and the Local Government Act 1985. Although it
is not essential, we also advise you to contact the Street Naming and Numbering Officer before
applying new names or numbers to internal flats or units. Contact details are listed below.
Street Naming and Numbering Officer
e-mail: streetnn@lambeth.gov.uk
tel: 020 7926 2283
fax: 020 7926 9104
8. You are advised of the necessity to consult the Transport and Highways team within the Transport
Division of the Directorate of Environmental Services, with regard to any alterations affecting the
public footway.
9. You are advised of the necessity to consult the Council’s Highways team prior to the commencement
of construction on 020 7926 9000 in order to obtain necessary approvals and licences prior to

undertaking any works within the Public Highway including Scaffolding, Temporary/Permanent
Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer Connections, Hoarding,
Excavations (including adjacent to the highway such as basements, etc), Temporary Full/Part Road
Closures, Craneage Licences etc.
Landscaping, Ecology and Biodiversity
10. With regards to Green Roofs their design should increase habitat availability for various forms of
wildlife, especially birds, pollinator invertebrates and bats. The biodiverse roofs must include
aggregate mixtures of crushed brick and stone graded from 25mm to dust and be contoured from
heights of at least 5cm to 15cm, to ideally consist of some material from the sites demolition, be
allowed to colonise naturally, and the roofs must incorporate profiles and graded features which will
provide a complex structure for important species including black redstarts, other wild birds, bats and
microhabitats for as wide a variety of invertebrates as is possible. If sedum is to be used, it should be
designed as a mixed sedum species type rather than a mono-species one, which will significantly
increase its overall ecological value and maximise habitat type and diversity. Where sedum-based
green roofs are proposed, they should be of a mixed species design rather than a mono-species
type and ensure that the selection of sedum species is designed to maximise biodiversity benefit,
along with any additional landscaping or planting features which promote habitat availability for wild
invertebrates, birds, and bats.
11. With regards to Bird and Bat Boxes the type and numbers of bird boxes to be included in the final
development to incorporate boxes that are suitable for nesting swifts or other similar species of birds
that need relatively high nesting features high up on buildings. Where possible, some or all of such
boxes should be integrated into the fabric of new buildings, as inserted boxes or voids, rather than
being all externally mounted boxes. Likewise, where bat boxes are proposed to be installed, then
some or all of these should be integral boxes or spaces, constructed into the fabric of buildings; such
boxes are more attractive to bats and are less prone to disturbance or the effects of severe weather.
Building Control
12. You should be aware that the sprinkler system in the residential blocks should be designed in
accordance with BS9251-2021. Further details of sprinklers will need to be submitted and approved
at building control stage.
Environment Agency
13. Land Contamination: The Guiding Principles for dealing with Land Contamination is available on
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks. We recommend as best
practice that all site desk study, site investigation, remediation strategies and verification reports
submitted for planning purposes are undertaken by a suitably qualified person, preferably registered
as a SILC/SQP. We recommend that for brownfield site developments – especially on sites with
higher risk previous uses – desk study reports, site investigations, remedial strategies and
verification reports are signed off under the National Land Quality Mark Scheme (NQMS).
The NQMS is a system designed by the industry-led Land Forum to ensure that land contamination
management work meets the necessary standards. It applies in particular to the presentation of
environmental information to the regulator in the form of reports setting out both factual and
interpretative information.
Under the scheme, reports are prepared in line with good practice and signed off by a suitably
qualified and experienced person registered under the NQMS who aims to ensure that:
o
o
o
o
o

The work has been planned, undertaken, and written up by competent people who have
relevant experience and/or qualifications in their respective disciplines
The underlying data has been collected in line with established good practice procedures
and its collection has been subject to control via established quality management systems
The data has been processed, analysed, and interpreted in line with established good
practice and any specific advice provided by the relevant regulatory authorities or regulatory
bodies
The reports set out recommendations or conclusions that are substantiated by the
underlying data and are based upon reasonable interpretations
Any limitations in the data or uncertainties in the analysis are clearly identified along with the
possible consequences of such limitations

14. Drainage Design and Contamination: Any SuDS design for clean roof drainage should be through
sealed trap gullies and only sited in areas of clean naturally occurring materials in accordance with
building regulations Approved Doc H (link below) and good practice design guidance (CIRIA R156).
All infiltration drainage from roads and service areas that bypasses the upper soil layers via
soakaway chambers or boreholes may require a permit to discharge to ground, unless additional
pollution prevention measures are installed that prevent contaminated water reaching the aquifer
body.
Drainage may be restricted in a source protection zone or over an aquifer where groundwater is at
shallow depths. Foul drainage should be discharged to mains sewers where possible. Developers
should check https://www.gov.uk/government/publications/drainage-and-waste-disposal-approveddocument-h for Binding Rules information for small scale non mains discharges.
Submissions to the LPA should include all relevant information on foul drainage proposals using the
following form: https://www.gov.uk/government/publications/foul-drainage-assessment-form-fda1
Treated discharges to ground or surface waters may require an Environmental permit.
15. Soils and Stones: The CLAIRE Definition of Waste: Development Industry Code of Practice (version
2) provides developers/operators with a framework for determining whether or not excavated
material arising from site during remediation and/or land development works can be sustainably reused under an industry agreed Code of Practice:
o excavated materials that are recovered via a treatment operation can be re-used on-site
providing they are treated to a standard such that they fit for purpose and unlikely to cause
pollution in accordance with an approved remediation strategy.
o treated materials can be transferred between sites as part of a hub and cluster project
formally agreed with the EA for a set number of development sites.
o some naturally occurring clean material can be transferred directly between sites for agreed
re-use.
Developers should ensure that all contaminated materials are adequately characterised both
chemically and physically, and that the permitting status of any proposed on site operations are
clear. If in doubt, the Environment Agency should be contacted for advice at an early stage to avoid
any delays. The Environment Agency recommends that developers should refer to:
o the Position statement on the Definition of Waste: Development Industry Code of Practice
and;
o The Environmental regulations page on GOV.UK
16. Engineering works: Any excavation and re-profiling works on closed landfill sites are likely to require
an Environmental permit. Any new engineering works on permitted landfills will require appropriate
variations to the permit as well as planning permission.
17. Flood resistance and resilience: It is recommended that flood resistant and resilient measures are
incorporated into the design and construction of the development proposals, where practical
considerations allow, using guidance contained within the Department for Communities & Local
Government (DCLG) document ‘Improving the flood performance of new buildings: flood resilient
construction’.
18. Wastes Removed from development sites: Contaminated materials that are (or must be) disposed of
are waste. Therefore, the handling, transport, treatment and disposal are subject to waste
management legislation, which includes:
 Duty of Care Regulations 1991
 Hazardous Waste (England and Wales) Regulations 2005
 Environmental Permitting (England and Wales) Regulations 2016
 The Waste (England and Wales) Regulations 2011
Developers should ensure that all contaminated materials are adequately characterised both
chemically and physically in line with British Standard BS EN 14899:2005 'Characterization of Waste
- Sampling of Waste Materials - Framework for the Preparation and Application of a Sampling Plan'
and that the permitting status of any proposed treatment or disposal activity is clear. If in doubt, the
Environment Agency should be contacted for advice at an early stage to avoid any delays.

If the total quantity of hazardous waste material produced or taken off-site is 500kg or greater in any
12 month period, the developer will need to register with us as a hazardous waste producer. Refer to
the hazardous waste pages on gov.uk for more information.
Thames Water
19. The proposed development is located within 15 metres of Thames Waters underground assets and
as such, the development could cause the assets to fail if appropriate measures are not taken.
Please read the guide ‘working near our assets’ to ensure your workings are in line with the
necessary processes you need to follow if you’re considering working above or near Thames Water
pipes or other structures: https://developers.thameswater.co.uk/Developing-a-large-site/Planningyour-development/Working-near-or-diverting-our-pipes
Should you require further information please contact Thames Water. Email:
devcon.team@thameswater.co.uk Phone: 020 3577 9998 (Monday to Friday, 8am to 5pm) Write to:
Development Planning, Thames Water, Maple Lodge STW, Denham Way, Rickmansworth, WD3
9SQ
20. There are public sewers crossing or close to your development. If you're planning significant work
near Thames Water sewers, it's important that you minimize the risk of damage. Thames Water will
need to check that your development doesn’t limit repair or maintenance activities or inhibit the
services Thames Water provide in any other way. The applicant is advised to read the Thames
Water guide working near or diverting their pipes https://developers.thameswater.co.uk/Developinga-large-site/Planning-your-development/Working-near-or-diverting-our-pipes.
21. Where the developer proposes to discharge to a public sewer, prior approval from Thames Water
Developer Services will be required. Should you require further information please refer to our
website.
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fdevelopers.thameswater.co.uk
%2FDeveloping-a-large-site%2FApply-and-pay-for-services%2FWastewaterservices&amp;data=04%7C01%7CLButler%40lambeth.gov.uk%7Cb74d336da2f443783ddd08d9575
decfb%7Cc4f22780485f4507af4a60a971d6f7fe%7C0%7C0%7C637636883176648730%7CUnknow
n%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0
%3D%7C1000&amp;sdata=bk95z3uwsznUV2QzjDnRmK6vgpeKF1KQmcqablQUDKY%3D&amp;re
served=0.

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


















9 Albert Embankment Residents' Association
Association of Waterloo Groups
Bioregional
Building Control
Cleaver Square, Cleaver Street , Bowden St
Conservation & Urban Design
Corporate Asset Strategy
Design Out Crime Officer
Development Control Department Thames Water
EHST Noise Pollution
Environment Agency
Flooding - SUDS
Friends Of Old Paradise Gardens
Health And Safety Executive Fire Risk
Highway Team Lambeth
Historic England - Archaeology
Housing Partnership Team


























Kennington Association Planning Forum
Kennington Heritage Link
Kennington Oval & Vauxhall Forum
Kennington Park Road Residents' Association
L.F.C.D Authority
Landscape Architects
London Heliport
National Air Traffic Safeguarding Office
Natural England
Oval & Kennington Residents Association
Parks & Open Spaces
Planning Policy
Regeneration Team
SERCO Lambeth Waste Team
Sustainability Team On Air Quality
TFL Road Network Development
Transport Lambeth
Vauxhall 5 Chair Of The TRA
Vauxhall Gardens Estate Resident And Tenant Association
Vauxhall One Business Improvement Districts
Ward Councillors
Waterloo Community Development Group
We Are Waterloo
Whitgift Estate Tenants Association

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to SPGs,
SPD and other relevant guidance
London Plan 2020
Policy GG1 Building strong and inclusive communities
Policy GG2 Making the best use of land
Policy GG4 Delivering the homes Londoners need
Policy D1 London’s form, character and capacity for growth
Policy D3 Optimising site capacity through the design-led approach
Policy D4 Delivering good design
Policy D5 Inclusive design
Policy D6 Housing quality and standards
Policy D7 Accessible housing
Policy D8 Public realm
Policy D11 Safety, security and resilience to emergency
Policy D12 Fire safety
Policy D14 Noise
Policy H1 Increasing housing supply
Policy H4 Delivering affordable housing
Policy H5 Threshold approach to applications
Policy H6 Affordable housing tenure
Policy H7 Monitoring of affordable housing
Policy H10 Housing size mix
Policy S2 Health and social care facilities
Policy S4 Play and informal recreation
Policy HC1 Heritage conservation and growth
Policy HC2 World Heritage Sites
Policy HC3 Strategic and Local Views
Policy HC4 London View Management Framework
Policy G1 Green infrastructure
Policy G4 Open space
Policy G5 Urban greening
Policy G6 Biodiversity and access to nature
Policy G7 Trees and woodlands
Policy SI 1 Improving air quality
Policy SI 2 Minimising greenhouse gas emissions
Policy SI 4 Managing heat risk
Policy SI 5 Water infrastructure
Policy SI 7 Reducing waste and supporting the circular economy
Policy SI 12 Flood risk management
Policy SI 13 Sustainable drainage
Policy T1 Strategic approach to transport
Policy T2 Healthy Streets
Policy T4 Assessing and mitigating transport impacts
Policy T5 Cycling
Policy T6 Car parking
Policy T6.1 Residential parking
Policy T7 Deliveries, servicing and construction
Policy DF1 Delivery of the Plan and Planning Obligations
Lambeth Local Plan 2020-2035 (2021)
Policy D2: Presumption in favour of sustainable development
Policy D3: Infrastructure
Policy D4: Planning obligations
Policy H1: Maximising housing growth
Policy H2: Delivering affordable housing
Policy H4: Housing size mix in new developments
Policy H5: Housing standards
Policy T1: Sustainable travel
Policy T2: Walking

Policy T3: Cycling
Policy T4: Public transport infrastructure
Policy T6: Parking
Policy T7: Servicing
Policy EN1: Open space, green infrastructure and biodiversity
Policy EN3: Decentralised energy
Policy EN4: Sustainable design and construction
Policy EN5: Flood risk
Policy EN6: Sustainable drainage systems and water management
Policy ED7: Town Centres
Policy S1: Safeguarding existing social infrastructure
Policy S2: New or improved social infrastructure
Policy Q1 Inclusive environments
Policy Q2 Amenity
Policy Q3 Safety, crime prevention and counter terrorism
Policy Q5 Local distinctiveness
Policy Q6 Urban design: public realm
Policy Q7 Urban design: new development
Policy Q8 Design quality: construction detailing
Policy Q9 Landscaping
Policy Q10 Trees
Policy Q11 Building alterations and extensions
Policy Q12 Refuse and recycling
Policy Q13 Cycle storage
Policy Q15 Boundary treatments
Policy Q19 Westminster World Heritage Site
Policy Q20 Statutory listed buildings
Policy Q21 Registered parks and gardens
Policy Q22 Conservation areas
Policy Q23 Non-designated heritage assets: local heritage list
Supplementary Planning Documents (SPDs) & Other Relevant Documents:
London Plan Supplementary Planning Guidance (SPG)
Housing (March 2018)
Accessible London: Achieving an Inclusive Environment (October 2014)
The control of dust and emissions during construction and demolition (July 2014)
Character and Context (June 2014)
London View Management Framework (March 2012)
Planning for Equality and Diversity in London (October 2007)
Play and Informal Recreation (September 2012)
Consultation Draft Good Quality Homes for all Londoners (October 2020)
Consultation Draft Circular Economy Statements (October 2020)
Consultation Draft Whole-life Carbon Assessments (October 2020)
Consultation Draft ‘Be Seen’ Monitoring Guidance (October 2020)
Lambeth Supplementary Planning Documents (SPDs)
Employment and Skills SPD (2018)
Draft Design Code SPD (2020)
Air Quality Planning Guidance Notes
Refuse & Recycling Storage Design Guide
Waste and Recycling Storage and Collection Requirements - Technical Specification for Architects and
Developers

