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EXECUTIVE SUMMARY
The application proposes a 366m pedestrian bridge, with incorporated garden, spanning the River
Thames, landing on the roof of Temple Underground station on the north side and on The Queen’s
Walk (in front of the ITV building) on the south side.
The application has been the subject of extensive pre-application negotiations. The application is the
subject of a Planning Performance Agreement; wherein the applicant (the Garden Bridge Trust) has
responded openly and positively to all advice received.
The planning application has been advertised by way of letters to local residents, site notices and a
newspaper advert. A full consultation has occurred in accordance with statutory and local requirements.
The Local Planning Authority (LPA) has received extensive response to the planning application, all of
which has been given consideration prior to making this recommendation. Public responses (i.e. not
from statutory consultees) have been largely mixed, with a large number supporting and a large number
opposing the bridge for various reasons detailed further on in this report.
The iconic nature of the design, the new viewpoints it will create and the inherent attractiveness of a
high quality landscaped open space will create a popular visitor attraction that will support London’s
world city role. It will add to the existing network of cultural and tourist attractions on the South Bank as
well as provide an alternative route to these facilities from the Underground network. The proposal will
enhance London’s Green Grid, linking up existing open spaces north and south of the River as well as
improving options for walking in the City. The loss of open space on the South Bank and removal of a
number of mature trees is outweighed by significant amount of new planting and urban greening. In
each of these regards the development delivers against a number of objectives set out within the
Development Plan and is supported in a number of policy terms.
A number of strategic benefits would derive from the bridge, including contribution towards the Waterloo
Opportunity Area’s development potential and the provision of a new public park space in London. The
Garden Bridge would have economic benefits for both the south and north banks of the river. In addition
to the wider benefits of the bridge, it would also benefit Lambeth residents specifically. For example,
there would be opportunities for local employment during construction and operation. This would be
secured via a planning obligation. The Garden Bridge Trust is also committed to a volunteer
programme, which would provide local people with an opportunity to gain valuable skills and experience
in horticulture. The Garden Bridge would also provide a new accessible green and open space in
Lambeth and will link to other open spaces both on the South and North banks.
In the circumstances it is considered that the Garden Bridge would align neatly with Core Strategy
Policy PN1 (Waterloo). The bridge would enhance the South Bank in its role as an international leisure
centre and a London tourist destination. It would also deliver additional open space for public use as
part of a network of pedestrian routes and spaces. The bridge would also: contribute positively to the
leisure, recreation and tourist offer of the Central Activities Zone in accordance with Core Strategy
Policy S3; promote walking in line with Core Strategy Policy S4; and increase the quantity, quality and
accessibility to open space in accordance with Core Strategy Policy S5.
The Bridge will undoubtedly occupy a conspicuous position in views up and down stream. It will become
part of the setting of, and be visible in views from, a number of designated heritage assets. The Bridge,
which is intended to be densely planted at a low level with some taller tree planting, would present as a
picturesque incident in the riverscape – it’s planting spilling out to the existing mature tree planting on
both the North and South banks. It’s low slung and restrained architecture and engineering will
undoubtedly change the character of existing views, both from the river bank and buildings along the
river bank and the varied planting will catch the eye in such views. However, the introduction of the
bridge, the detailed design and the approaches to it from the river bank will change but will cause less
than substantial harm to the setting of, and views to and from the riverscape and historic assets of
identified importance – especially when considering that views from the bridge itself will enhance or
better reveal the significance of highly significant heritage assets.
The planting strategy for the garden comprises five character areas; pioneer, wild glade, scarp,
cultivated glade and leafy which transition across the bridge. The diverse colours, smells and textures of
plants will provide visitors with a stimulating experience as they navigate through the garden. Overall it
is considered that the layout, planting and materials used on the deck of the bridge would create an
attractive and inspiring environment; a place people will want to visit and enjoy.

On the south bank the bridge lands onto a single storey podium. In design terms, it is considered that
the building successfully expresses the horizontality of South Bank through the podium’s profiled edge
slab roof. Officers are also satisfied that the development need not prejudice the potential future
development of the adjacent sites, key objectives of which will include the need to provide improved
pedestrian linkages between The Queen’s Walk and Upper Ground.
The bridge would be open to the public all year with the exception of an agreed number of days where
fundraising or community events may be held on the bridge. The Environmental Assessment (EA)
predicts 7 million visitors annually, with peak weekday demand of 4,000 people (between 5pm and
6pm) and 5,000 people on a Saturday (between 5pm and 6pm). Overall, both Lambeth and TfL
Transport Planners consider the trip generation assessments to be generally sound. However, this is a
unique proposal for which there is no precedent to make comparisons against. It is very clear therefore
that a very robust, comprehensive and responsive Operational Management Plan is going to be needed
to ensure the project is a successful one in terms of visitor experience that maintains its attraction to all
users.
Subject to responsible and robust management and maintenance, there is no reason to suggest that the
bridge will not be successful in terms of visitor experience that maintains its attraction to all users. A
draft Operations Management Plan has been provided by the Trust. Through their commitment to
consultative and collaborative working with key stakeholders and landowners, LBL officers are confident
that within the next three years before opening the Trust will be able to work up a final plan that suitably
addresses the extensive visitor and operations management requirements of the bridge. The final
Operations Management Plan will need to be formally agreed by both Lambeth and Westminster before
the bridge can open, at which point Lambeth can ensure it is fit for purpose – having full regard to the
existing knowledge and expertise of Stakeholders on the South Bank.
At this stage it is anticipated that a contract for works would be awarded in September 2015.
Construction could then commence in December 2015/January 2016. The Garden Bridge Trust
anticipate the bridge would open to the public in 2018. Discussions regarding the construction logistics
need to be continued in order that a reasonable and pragmatic solution may be reached. Such matters
would be dealt with through the conditions and S106 agreement. Officers will however robustly
scrutinise any assertion as may made by the developer that they identified need to use Bernie Spain
Gardens (an important public open space) and any closure of the Queen’s Walk to facilitate the
development.
There are no residential premises on the South Bank in the immediate vicinity of the bridge. Subject to
responsible management and the establishment of appropriate forums within which local stakeholders
(including the Council and community groups) can raise issues, it is considered that the development
will not impact unacceptably upon the residential amenity of nearby residential properties. Such matters
will be brought forward in the Operations Management Plan.
Officers are recommending approval for the planning application for the reasons set out in the report. It
is considered that the development delivers substantial public benefit and is in general accordance with
the development plan for the area and that no material considerations of sufficient weight existing that
would warrant refusing planning permission. In putting forward this recommendation, officers have
taken into account the Environmental Statement submitted with the application. Officers are satisfied
that the environmental information as a whole meets the requirements of the EIA Regulations and that
sufficient information has been provided to enable assessment of the environmental impact of the
application.

1

Summary of Main Issues

1.1

The main issues for consideration are as follows:













How the bridge would contribute to Waterloo’s role as a key part of Central
London and support central London’s visitor and tourist economy;
The local benefits and economic development of areas adjoining the bridge on both
sides of the river;
Impacts upon the role and function of the river;
The creation of a new public open space and garden in central London;
How the bridge contributes towards improving the quality of the pedestrian
environment and public realm in central London that will support an increase
in walking across central London as a whole;
The reduction of severance and contribution towards an increase in northsouth movements across the river by foot;
The impact of the development upon the riverscape and the settings of
important London views and heritage assets;
The loss of the existing green space and trees on the South Bank, weighed against
the tree planting and urban greening that the bridge would deliver;
Improvements to transport connectivity, efficiency and resilience for the South Bank
area by providing a direct connection to the Underground network at Temple;
The mechanisms that will be put in place to bring forward appropriate management
and maintenance of the bridge in the longer term;
The mechanisms that will be put in place to bring forward a Construction Logistics
and Management Plan that will coordinate with other developments and minimise
disruption and disturbance as far as is practicable;
Impacts upon residential amenity; and Ecological impacts.

2

Site Description

2.1

The Garden Bridge would be located in Central London, providing a new pedestrian crossing
between the South Bank (in Lambeth) and Temple underground station on the North Bank
(Westminster). The planning application boundaries occupy an area of 7.2 hectares in total
(on both sides of the river), including land required for construction. Please note that where
the bridge straddles two Local Planning Authorities, both Lambeth and Westminster have
received planning applications for their respective parts of the bridge.

Lambeth and Westminster combined site plan
2.2

South Bank - the application site incorporates part of The Queen’s Walk, which forms part of
the Thames Path and is identified as a Strategic Walking Route in the London Plan (policy
6.10). The Queen’s Walk varies in width and character. This section is approximately 30
metres wide and comprises two lines of mature trees (subject to a Tree Preservation Order),
a paved section with some seating, and a grassed section (with some trees and shrubs) to
the rear adjacent to the ITV building. The application site also encompasses the pedestrian
route that links The Queen’s Walk with Upper Ground (between the ITV and IBM buildings)
and part of Bernie Spain Gardens, a landscaped public open space.

2.3

To the south of the site is the ITV television studios and offices, to the east is Gabriel’s Wharf
(a mix of shops, restaurants, cafes and bars set around a courtyard), beyond which is Bernie
Spain Gardens and the OXO Tower. To the west of the site is the four storey IBM office
building and the Grade II* listed National Theatre.

2.4

The nearest existing river crossings to the site are Waterloo Bridge (250m west) which forms
part of the Strategic Road Network (SRN) and Blackfriars Bridge (650m east) which forms
part of the Transport for London Road Network (TLRN).

2.5

River — at this point the River is approximately 250 metres wide. It is designated as a Site of
Metropolitan Importance for Nature Conservation. There are three moorings on the
Westminster part of the River: St Katherine, also known as The Yacht, a luxury steam yacht
operating as a restaurant permanently moored at Temple Pier (Grade II listed); the PLA
Driftwood barge permanently moored at Temple Pier; and HQS Wellington, a heritage ship
that has a museum and library as well as housing the headquarters of the Honourable
Company of Master Mariners, moored at Temple Stairs. There are moorings within the
Lambeth part of the River; these are mid-stream and not physically connected to the
riverbank.

2.6

North Bank - the bridge will over-sail Victoria Embankment (part of the Transport for London
Road Network, TLRN) and land on the roof of Temple Underground station (Circle and
District lines), which is a single storey building incorporating the station ticket hall, as well as
a public house. The topography rises from the River northwards toward Strand and, as a
result, the station building is approximately half a storey above Temple Place to the north.
Stairs from Temple Place provide public access to the station roof. To the west of the station
building is an enclosed private green space (Temple Gardens West) with the Grade II listed
Somerset House beyond. There is also a Grade II listed cabman’s shelter located on Temple
Place, as well as two coach parking bays. To the east of the station is Temple Gardens,
public open space (a Grade II* Registered Park and Garden). Immediately to the north of
Temple Place is Arundel Great Court, which has consent for a mixed use residential, office
and hotel scheme. The whole of the Westminster application site lies within the Strand
Conservation Area. The river wall along Victoria Embankment is Grade II listed; there are
also two Grade II listed benches on Victoria Embankment within the application site and a
Grade II listed memorial to William Thomas Stead. The embankment is lined with mature
trees. TFL also has emerging plans for an East-West Cycle Superhighway (EWCS) to be
located on the Victoria Embankment.

3

Planning History

3.1

The application has been the subject of extensive pre-application negotiations. The
application is the subject of a Planning Performance Agreement (PPA); wherein the applicant
has responded openly and positively to all advice received. The scheme was presented to
the Council’s Strategic Panel in August 2013 and to the Planning Application Committee’s
(PAC) Technical Briefing in July 2014.

3.2

The Council’s Strategic Panel were broadly supportive of the bridge in principle and
considered that it could potentially align neatly with Lambeth’s aspirations for Waterloo and
the South Bank. The Panel identified a need to ensure not only that the development
enhances and promotes the unique international, national and London wide roles of the
Central Activities Zone (CAZ), but also that it contributes towards the need to maintain and
improve access to the river and riverside walk, including routes to and from the river.

Improving pedestrian linkages to the riverside walk and bringing the activity currently enjoyed
along the South Bank into the heart of the Waterloo area is an essential part of the Council’s
overall design framework for the area. The Panel also specifically identified that: the bridge
should be of the highest design quality; that a robust visitor management strategy and a
maintenance and management strategy will be required to ensure safety, usability and long
term success; and that Lambeth would be keen to explore the employment opportunities
presented for local residents, both during construction and the operational phase of the
bridge.
3.3

At the time of the Strategic Panel’s advice, the bridge had not been subjected to a full
Environment Impact Assessment. That work has now been undertaken to allow the Local
Planning Authority to fully consider the environmental impacts.

3.4

Whilst entering into a PPA by no way guarantees a successful planning application, PPAs
are increasingly being used by Lambeth on schemes of this nature to proactively and
positively engage with developers to secure developments that improve the economic, social
and environmental conditions of the area; in accordance with the expectations conferred
upon LPAs by the NPPF. It is advised that in this instance the applicant has responded
positively and openly to all advice given. It must therefore be borne in mind that whilst this
officer recommendation of approval is being presented having regard to the merits of the
scheme currently before the LPA for consideration, those 'merits' have been largely and
positively influenced by the extensive pre-application negotiations and discussions that
preceded the preparation of this report.

3.5

The scheme was also subject to pre-application meetings with the GLA and was presented
to the Mayor’s Design Advisory Group. The Group were broadly supportive of the bridge and
how the detailed design was evolving.

4

Proposal

4.1

The application proposes a 366m pedestrian bridge, with incorporated garden, spanning the
River Thames, landing on the roof of Temple Underground station on the north side and on
The Queen’s Walk (in front of the ITV building) on the south side. Heatherwick Studios are
leading the design work, Arup are leading the engineering and Dan Pearson Studios are the
landscape designers.

4.2

The bridge structure would be built from radiating wedge segments from two piers within the
River. The soffit and piers will be encased in 90:10 copper nickel. The bridge deck would be
approximately 8,000 square metres. The width of the bridge will vary from 30m over the piers
narrowing to approximately 6.5m. The bridge soffit will have a maximum height of 14.3m
above Mean High Water and will have clearance of 6.7m above The Queen’s Walk and 8.5m
above Victoria Embankment.

4.3

The route across the bridge will be a brick path, starting at 4m wide at each end, dividing into
two narrower paths in the wider sections over the piers. Secondary paths will link these. The
bridge will also be planted with 270 trees of approximately 45 different species, up to 15m in
height as well as a variety of shrubs. The landscaping will comprises native and non-native
species laid out in five themes, to provide all year interest.

4.4

On the South Bank the bridge would land onto a newly constructed single storey podium
building. The podium building would be rectangular in shape and would be located on the
existing stretch of grass between the Queen’s Walk and the London TV Centre. The podium
building would be 68m long and between 15m and 19m in width. The orientation and scale of
the podium would not impede or reduce the existing width of Queen’s Walk. The podium
building would contain an area dedicated to the maintenance of the bridge, welfare facilities
and up to 410 sqm A1, A3 and/or D1 floorspace.

4.5

The proposal will result in the loss of three trees on the North Bank and 27 on the South
Bank. Between one and five further trees will be felled on the South Bank depending on the
final construction option. On the North Bank the proposal also requires the permanent
relocation of the Listed cabman’s shelter and temporary relocation of two listed benches.

4.6

As set out in the Design and Access Statement, the overarching objectives of the Garden
Bridge are threefold:
1. A New Iconic Form – that would create a new destination, landmark and visitor attraction
in its own right;
2. A New Link across the River Thames - increasing connectivity, improving health and wellbeing, and supporting economic development in the process; and

3. A New Garden for London - adding to London’s rich and diverse horticultural heritage of
parks, squares and community gardens.
4.7

The Garden Bridge Trust is a UK registered charity that has been established to fundraise
for and deliver the Garden Bridge. The Trust would also be responsible for the maintenance
and operations of the bridge in the future, including raising money to fund these activities.
The Chairman of the Trust is Lord Davies of Abersoch and the Board consists of a further
seven trustees, who bring to the project a diverse range of complementary skills. The idea
was inspired by actress and campaigner Joanna Lumley, also a member of the Trust’s
Board, who originally imagined a garden connecting the South Bank and North Bank of the
river. Transport for London is assisting the Trust in seeking the planning consents necessary
to build the bridge.

4.8

The Garden Bridge Trust expect to be able to deliver the bridge for a cost of £175 million.
With a project of this scale, a prudent level of risk and contingency is included within the
£175m. As the design has matured and the need for land and consents has been
understood, the cost estimates have been refined with a greater deal of certainty and it is not
anticipated that costs would increase further. The Trust advise that approximately £113m
has been pledged to the project to date; including a combined £60 million commitment from
The Mayor of London and Her Majesty’s Treasury. Fundraising is on-going and the Trust
intends to launch a major public appeal in 2015 to raise the final funds needed. The Trust
advise that there has been consistent feedback at many of the community engagement
events to suggest that people wish to make a donation and the success of fundraising so far
allows the Trust to be confident that no further public funding would be required. If the Trust
cannot raise the money needed to construct the bridge then it would not be built.

4.9

For the avoidance of doubt, it is advised that the application currently before Committee only
pertains to the south landing and to Lambeth’s half of the bridge. Westminster has got a
separate planning application for the north landing and their part of the bridge. Westminster’s
application is inclusive not only of the landing onto the roof of Temple Station, but also of a
new ramped and stepped access to the roof of the station and public realm works to Temple
Place beyond.

5

Consultations and Responses

5.1

436 letters of notification were sent out to neighbouring property addresses. A range of local
amenity groups was also consulted – see the full list included at the front of this report.

5.2

The application was also advertised by way of site notices and a press advert.

5.3

Internal consultation

5.3.1

Climate Consulting – Were heavily involved at the pre-application stage where several
meetings were held with the development team and the approach to sustainability was
discussed and agreed. The submissions fully respect the advice that was given.

5.3.2

Conservation and Design –The bridge would not dominate the foreground or middle ground
in views and would not obscure landmarks in accordance with London View Management
Framework (LVMF) guidance. The bridge would be a compelling piece of London’s
infrastructure. Its iconic silhouette and captivating appearance would contribute positively to
the setting of spaces, structures and building immediately fronting the river and other
landmarks. Overall the bridge is considered to enhance the setting of designated and
undesignated heritage assets.
Overall the layout, planting and materials used on the deck of the bridge would create an
attractive inspiring environment, a place people will want to visit and enjoy.
In terms of the south landing, the scale of the podium and lifts are modest and are unlikely to
appear dominant in long views or overbear surrounding listed buildings and structures. The
simplicity and contemporary design of the podium is a careful response to context whilst
exhibiting its own unique character. For this reason the proposal will fit into and enhance this
riverside location successfully and as such will make a positive contribution to the

conservation area.
5.3.3

Crime Prevention Design Advisor – No in principle objection, subject to conditions to ensure
that the development is built out to the relevant Design Principles and Physical Protection
Measures. This Bridge will also require a high level of capable guardianship through both
day and night and the Management and Maintenance of the space will need to proactively
mitigate all of the risks. The applicant will need to work with the Local Policing Teams and
other agencies to mitigate on going crime trends and community safety issues once the
bridge is opened. The management plan should be subject of regular review / update.

5.3.4

Highways – Generally supportive of the scheme, subject to conditions and s106 obligations.

5.3.5

Parks and Open Spaces – Welcomes the proposals, especially one which aims to provide
improved access to and provision of horticultural landscaping and appropriate ecological
habitats to benefit local wildlife. More detailed and accurate designs, planting specifications
and maintenance schedules relating to all planted and soft landscaped areas of the bridge
will need to be provided in time.
Concerns are raised around the loss of existing trees; although acknowledgement is made of
the new tree planting on the bridge itself. It is suggested that the LPA should explore the
potential for the scheme to provide replacement trees in the vicinity of the landing building, or
in surrounding streets and public realm.
They are satisfied with proposals for lighting on and around the bridge itself, but the LPA will
require further detailed information to ensure that they are suitable for this location and
adverse effects upon wildlife, especially bats and their night-flying invertebrate prey, are
minimised.
As regards impacts upon aquatic ecology and sediment scour in the vicinity of the bridge,
they feel that the designs for the piers are appropriate, but we will defer to the expert advice
of the Environment Agency, as the statutory authority responsible for protecting the natural
and hydrological environment of the River Thames.

5.3.6

Arboricultural Officer – No objection to this scheme raised on arboricultural or landscape
grounds.

5.4

External consultation

5.4.1

English Heritage – Advise that in their opinion the introduction of the Bridge, the detailed
design and the approaches to it from the river bank will change but not cause harm to the
setting of, and views to and from, historic assets – including Somerset House, the Royal
National Theatre, Waterloo Bridge and St Paul’s Cathedral. The Bridge will also provide
greater access to and from some of the most architecturally and historically significant
buildings in central London and better reveal their significance and an increased enjoyment
and understanding of their value. In addition, views from the Bridge itself will present a
unique opportunity for enhancing or better revealing the significance of existing heritage
assets. English Heritage hopes that “when considering this application for planning
permission, [Lambeth] will recognise the opportunity it provides of enhancing, revealing and
allowing for increased enjoyment of a very wide suite of heritage assets of the highest
architectural and historical significance.

5.4.2

Natural England - No objection. “The proposal is unlikely to affect any statutorily protected
sites or landscapes”.

5.4.3

English Heritage: Archaeology – Are satisfied that the on-going archaeological interest can
be secured by condition.

5.4.4

Environment Agency – No objection, subject to conditions (as are included).

5.4.5

TfL Planning - TfL Borough Planning has been involved in discussions on the Garden Bridge
project (with the team led by TfL consents) for a number of months and is highly supportive
of the bridge crossing. It is considered to be in accordance with London Plan policy through

improving cross Thames connectivity.
5.4.6

Mayor/GLA – The application was referred to the Mayor of London under the provisions of
the Town and Country Planning (Mayor of London) Order 2008. The application is broadly
supported.
 The principle of the Garden Bridge as a horticultural attraction and new open space,
new pedestrian connection and landmark development that will contribute to the
Central Activities Zone’s role as a leading visitor destination is supported.
 The loss of trees and open space is compensated by new provision.
 The Garden Bridge will be a positive addition to the Blue Ribbon Network.
 The design of the bridge and structures at either end is of a high quality.
 The Bridge will have an impact on a number of designated River Prospects, with
some identified landmarks becoming obscured/partially obscured; it will also result in
the introduction of a new structure across the River which will change its current open
characteristic. However, the Bridge itself would be a new strategic landmark and will
create new views from it; this and the other public benefits outweigh the harm
caused.
 The carbon savings fall short of the London Plan target, but as the energy demand is
very limited this does not raise a strategic issue.
Clarification on certain outstanding issues has been requested. These are as follows [LBL
officer comment in brackets]:
 Further discussion is required regarding the potential adverse impacts of pedestrian
congestion and measures secured to deal with unanticipated demand and impacts
[such details will be worked up in more detail as part of the operations and
management plan];
 The Port of London Authority (PLA) should confirm that navigation is not adversely
affected [the PLA support the application];
 The Environment Agency/Natural England should confirm that biodiversity impact is
minimised and appropriately mitigated [neither has raised objection to the
application];
 River Prospect 15B.1 should be assessed [this has been done];
 A consultative access group should be established to deal with outstanding access
issues, such as the path design [This is proposed and would be ensured through the
s106 agreement];
 Consideration should be given to accessible toilets;
 Matters relating to cycle parking, lift maintenance, additional taxi ranking facilities,
impact on Cycle Superhighway, London Underground asset protection, pedestrian
impact, construction impact, delivery and servicing and travel planning need to be
resolved [These matters would be worked up in the raft of documents and plans that
will need to be submitted to and approved by the LPAs in order to support the
construction and operations of the bridge].

5.4.7

Port of London Authority – The PLA has been in detailed discussions with both the applicant
and TfL in relation to the planning application scheme and more particularly those issues
relating to the PLA’s statutory duties encompassing navigational safety, conservancy and
environment. The PLA has no objection in principle to this planning application, subject to
various planning conditions.
[NB: By virtue of the provisions of the Port of London Act 1968 (as amended), separate to
this planning application the PLA’s consent is required for all temporary and permanent
works and any dredging works in the Thames].

5.4.8

Marine Management Organisation – Advise that the applicant will need to submit a request
for a Marine Licence where full consideration to the works below mean high water spring will
given.

5.4.9

National Theatre - are broadly in favour of the aims and location of the Garden Bridge, and
pleased to be actively involved in regular meetings about construction impact and crowd
management in the area. Their main concern is noise and vibration impact, particularly at the
piling stage, and they urge the Council to condition a restriction on such impact.

5.4.10 Thames Water – Have a number of concerns and issues regarding the construction interface
between the Thames Tideway Tunnel and the Garden Bridge. However, subject to the
imposition of mutually agreed conditions, they have withdrawn their initially submitted
‘holding objection’. In terms of Waste and Water Comments, no in principle objection is
raised subject to implementation of measures to safeguard their infrastructure; including the
requirement for a Piling Layout Plan and Piling Method Statement.
5.4.11 ITV – Is keen to express its in principle support, but continues to have significant concerns
regarding construction activity, though the proposed operation / use of the bridge once in
place does also raise issues. The lack of detailed specification / calculations relating to
proposed construction activity mean that ITV has not been able to fully evaluate the likely
impacts on the on going operations at the London Television Centre (LTVC). The Council is
therefore requested to ensure that suitably worded conditions and, if necessary legal
obligations, are imposed which seek to safeguard the continued operations of the LTVC. In
particular ITV have provided identified maximum noise and vibration levels necessary that
should be explicitly imposed upon the construction process. At the time of writing LBL
Officers have not had the opportunity to consider these levels and will report further to PAC
via an addendum.
Operations: Whilst there are no development plans currently in place, it is important that the
bridge and south landing does not materially impact upon the ability of the adjacent LTVC
site to be redeveloped and to accommodate enhanced permeability from Upper Ground to
the River Thames. The bridge will also attract a lot of pedestrians so the Council will need to
carefully consider how these numbers are going to be managed both in terms of access to
the bridge and on this part of the Queen’s Walk generally.
5.4.12 IBM - Are in support of the principle of the Garden Bridge but are very concerned about the
construction routing and management.
They advise that construction options A and C would cause detrimental harm to the amenity
and operational usage of the IBM building. Works previously undertaken to the foundations
of the IBM building could be negatively affected due to the construction activity. In addition,
the volume of construction activity would have a considerable negative impact on the
accessibility to the building due to the narrowness and current volume of traffic using Upper
Ground. A Construction Management Plan, setting out how detrimental impact can be
mitigated, particularly with respect to Upper Ground and the walkway between IBM and ITV,
should be required.
IBM are also concerned that sensitive data cabling and services could be affected which
could cause serious harm to the IBM business. The current level of information available
does not provide them with any detail as to how these issues have been considered and
addressed.
In addition to the Construction Management Plan, further detail is required as to the ongoing
maintenance management post construction and also more details on pedestrian
movements/forecasting for the usage on South Bank.
It is likely that the significant increase of pedestrians in this location, following the completion
of the bridge, will have a detrimental impact on access / egress and security for IBM
generally. They request that practical design and mitigation landscaping be conditioned as
part of the planning approval to alleviate any detriment to the amenity currently enjoyed by
IBM.
5.4.13 Southwark - No formal objection is raised to the proposed development but the Council
wishes to make the following comments:
1. It is noted that the submitted documents include three construction options. We would
request that option B, which utilises Bernie Spain Gardens as a holding area for vehicles, not
be pursued since it will adversely impact on the amenity of nearby occupiers, as well as
taking one of the few green spaces on this part of the Thames Path out of public use. It
would also be preferable to maintain access along the Thames Path eastwards, since

potential diversion routes, for instance along Upper Ground, will continue to be affected by
construction from major developments at 1 Blackfriars and South Bank Tower. Options for
transporting construction material by river should be fully explored, although it is
acknowledged that this may impact on the safe use of the Thames Path.
2. There are a number of major developments underway close to the Thames Path within
Southwark, including current construction at 1 Blackfriars and South Bank Tower, and extant
permissions at Sampson and Ludgate House and 20 Blackfriars Road. Consideration should
also be given to the potential impact of the Thames Tunnel construction. Should permission
be granted, the construction management plans should take full account of the impacts on
highway capacity, highway safety, pedestrian movement and residential amenity
of an additional major construction project using the TLRN roads in the area. The important
east-west routes for cyclists on Stamford Street and Upper Ground should be safeguarded.
We would expect all construction companies to be members of the FORS scheme.
3. It does not appear that the south landing building provides public toilets. Given the very
high levels of usage envisaged in the Environmental Statement, it would be appropriate to
provide public facilities for those visitors.
4. It is also noted that the bridge is designed for pedestrian use only; was the option of
including a segregated leisure cycling route explored at the feasibility stage?
5. The construction of the bridge, and any changes to tidal flows post-construction could
impact on archaeological deposits on the foreshore. It is assumed you will seek appropriate
advice on any archaeological impacts.
6. Whilst the number of new trees to be planted, and the range of species and native
species, is welcomed, the landscape strategy should recognise the particular environmental
conditions of the Thames and include species suited to a stressed or drought environment.
Southwark's riverside areas have been affected by pests and diseases and the scheme
should take into account the potential for Brown Tail and Oak Processionary moths.
7. A detailed management and maintenance plan should be required which ensures the long
term proper management of the bridge and its impact on nearby public areas.
5.4.14 City of London – The primary concern of the City Corporation relates to the effect of the
proposal on views of St. Paul’s Cathedral. The submissions indicate, from certain viewpoints,
a significant adverse effect on views of St. Paul’s Cathedral, in terms of the ability to
recognise and appreciate the Cathedral and its relationship to the river and to the Eastern
Cluster of tall buildings and the wider skyline. Further information should be provided
showing the impact on the City’s St. Paul’s Heights policy. Also, it is difficult to conclude that
new views of St. Paul’s Cathedral would outweigh the adverse impacts without seeing
photomontages from the Garden Bridge itself.
5.4.15 South Bank Employers Group (SBEG) - SBEG members have throughout been sympathetic
to the concept and design of the bridge and its attractiveness as a new green space and
visitor attraction. We also recognise the transport and accessibility benefits of the bridge both
for weekday peak hour commuter use and by visitors at all times. SBEG has been closely
involved in discussions with the Garden Bridge Trust, TfL, Lambeth, Coin Street, ITV,
National Theatre, Southbank Centre and London Eye about the likely impacts of the bridge
and the measures and resources necessary to manage and maintain the Bridge itself to a
high standard and to cater for its impact on the South Bank. We welcome the commitment of
the Garden Bridge Trust to proper resourcing of the operation and maintenance of the Bridge
and to an index linked annual payment to go towards the extra management resource which
will be needed to respond to the additional numbers on the South side.
The SBEG Board has not taken a formal position on this planning application and therefore
these comments should not be taken by Lambeth as either support for or objection to the
application. In particular, where the comments below include concerns about aspects of the
draft operations and management plans so far submitted these concerns should be taken as
issues the Council, the Trust and other stakeholders need to address, not as signifying an
objection to the application.
a) Servicing and the Ambience of the Riverside Walkway
It is currently assumed that a number of activities with a potentially negative impact will take
place on the South side of the bridge. This is particularly evident in the case of the storage
and disposal of waste. We would like to see a full assessment of what could be achieved
with less disruption from the North landing. The South Bank riverside is an area almost

entirely free of vehicles. The routes to Upper Ground, either between IBM and ITV, or across
Bernie Spain Gardens, are not suitable for this traffic and Upper Ground cannot provide
storage or collection facilities. The North landing, however, is adjacent to a major road. Nor
is the storage of waste a suitable use for the South landing building.
b) Security, illegal trading, anti-social behaviour, crowd control and general enforcement
Operational Plans seen to date are not sufficiently clear about the resource and skills
necessary to ensure that these issues are addressed from day one. It is essential that
measures to deal with terrorism; illegal trading and antisocial behaviour; crowd management;
coordination with other providers of security, patrolling, crowd management and related
matters on the South Bank; visitor regulations; jurisdiction and sharing of Borough
responsibilities by resolved and adequately resourced.
c) Coach and Cycle Access
Allowing cycles onto the bridge but not allowing cyclists to ride them will be impossible to
enforce, will create congestion and danger in the event of evacuation, and will encourage
cycling to the bridge on the riverside walkway where cycling is prohibited. There is general
reference to the need for more cycle parking, but on the South Bank this can only be on
Upper Ground, where space is very limited and where pedestrians should continue to have
priority - all possible options for linking cycling facilities for the Bridge with the proposed
superhighway on the North Bank should be investigated. Further work is required with
regards to the management of large groups. Also the coach management strategy needs to
be worked up in more detail, with full investigation of potential North Bank provision.
d) Timing of submission of fully worked up management proposals
We are strongly of the view that some elements of the management and maintenance of the
bridge should be clarified before the Committee date, especially items referred to in these
comments as needing proper consideration as to which side of the river they should be
carried out. There should also be clarity on cycling and coach issues referred, including any
cross-river considerations. Other details should be supplied before construction is authorised
to start and not left until six months prior to opening. The Committee should require relevant
local stakeholders to be integral to the process for conditioned approval of the operations
and management arrangements. Applications for the discharge of conditions should be
published in full and subject to a formal consultation process.
e) Role and Composition of a Reference Group(s)
It has been suggested that the Operational Reference Group comprises a very wide range of
stakeholders and meeting frequently in plenary session. This is potentially unwieldy and
inefficient. At this time PAC should not be too specific about reference group arrangements,
but require: Adequate cross-river mechanisms for cross-river issues, meeting as necessary
and involving Lambeth and Westminster Councils, SBEG and Northbank BID, and any other
stakeholders directly affected by matters under consideration; Such meetings as are
necessary to resolve South Bank issues, involving Lambeth, SBEG, Coin Street and ITV,
and any other stakeholders directly affected by matters under consideration; and Avoidance
of duplication and maximum possible use of existing South Bank mechanisms eg South
Bank Visitor Management Group (VMG), South Bank Business Watch (SBBW), Waterloo
Steering Group and emerging arrangements for construction coordination.
f) Engagement with existing South Bank coordination mechanisms
PAC should insist as part of conditions that Garden Bridge play a full part in the VMG and
SBBW and any future collaborative mechanisms for the effective coordination of South Bank
security, evacuation procedures, operations and management.
g) Principle of a S106 Contribution
We welcome the acceptance by the Garden Bridge Trust of a S106 requiring a contribution
of £250,000 pa to the additional security and management costs of the area surrounding the
South landing. The case for this was made in a document jointly produced by SBEG and
Coin Street, also submitted with these comments and is a conservative estimate of the likely
impact. The contribution should be index-linked, and the annual payment to Lambeth should
be allocated through the mechanism of the VMG alongside the London Eye s106
contributions for as long as that mechanism exists, subject only to adequate protection that
the direct needs of Coin Street Community Builders, whose land is primarily affected, are

met. The detailed terms should be subject to close consultation with all relevant South Bank
stakeholders, in particular the parameters of any review mechanism. If it transpires that the
area is less affected by illegal trading, anti social behaviour or litter than has been forecast, It
must not be assumed that there is necessarily a case for the contribution to be reviewed.
Many years of experience of the pressures of the South Bank demonstrate that it is essential
to be on top of such problems from day one, and to have a long term guarantee of sufficient
resources to stay on top of them. It is very hard to see the circumstances in which a
downward review of the sum which has been agreed would be justified. The case would
have to be exceptional and this should be reflected in the detailed terms of any review
mechanism.
h) Coordination of Capital Investment
Garden Bridge Trust should also be required to make capital contributions in lieu of what
they would otherwise have spent on South Bank measures which avoid the need for
investment specific to the project. This is most evident on the case of Hostile Vehicle
Management (HVM) measures which should not be provided in the immediate vicinity of the
South landing, where they would exacerbate pedestrian congestion and generate
unnecessary intrusion into the pedestrian environment. The Trust should instead contribute
to measures set back along Upper Ground to protect the whole riverside area as was
achieved in phase 1 of the South Bank HVM project. All other opportunities for more general
benefit from Garden Bridge investment (such as grey water supplies for irrigation) should
also be investigated.
I) Construction Impacts
The Application puts forward three options for construction though the Garden Bridge Trust
and TfL have been quite clear that only one option is likely to be suitable. Lambeth should
require this to be the option used. The Council should also set a clear condition that the
riverside walkway should not at any stage be closed during construction. The closure further
downstream which was unfortunately sanctioned by Southwark for the construction of Sea
Containers House had a disastrous effect on pedestrian movement and on business in the
area and there should be no repeat of this for the Garden Bridge. The Council should also
require the fullest possible additional investigation of construction access and works from the
river, and require the Trust to play a full role, including financial contributions, to the South
Bank wide construction logistics mechanisms agreed and about to be implemented between
SBEG, the VMG, Lambeth and other major South Bank developers. Because of the
sensitivities of noise, vibration and potential disturbance to adjoining users (especially ITV,
National Theatre, Coin Street) there should be close stakeholder involvement in the detailed
provisions for construction related conditions.
J) Employment and Training
The commitment by the Garden Bridge Trust to employment and training initiatives for local
residents is welcomed. We like it to be noted that these programmes should be developed
in close collaboration with the managers of other neighbouring green spaces such as the
Jubilee Gardens Trust and Coin Street Community Builders, and with the Waterloo Job
Shop.
5.5

Amenity Groups

5.5.1

Waterloo Community Development Group - Very strong objections submitted. The key
issues are:
- The number of visitors and users on the Queen’s Walk:
3.5 million additional visitors to the site area is an 18% increase on current numbers on the
South Bank, which at key times and pinchpoints (such as at the London Eye) is already
becoming unpleasantly over-busy. There is no analysis of the cumulative impact over 125
years on the capacity of the area having regard to London’s population growth. They are
sceptical of some of the projections for the number of users, particularly the claim that the
peak Saturdays the bridge will have 30,000 visitors, given that the Hungerford footbridge
already achieves 49,155 at peak Saturdays. They state that the large size of the southern
landing building is a key design flaw which will exacerbate rather than resolve the issues of
pedestrian flow - pedestrians notoriously avoid going up stairs if possible so dwell time will
be on the Queen’s Walk.

- Impact on residential amenity:
The proposals are directly adjacent to a site identified for residential development and a few
metres from a site already providing housing. This stretch of river is currently a place where
local residents can treasure the quiet enjoyment of their homes, despite being on the
riverside. The impact of this large increase in visitors will harm amenity. Noise in particular
will be a significant problem, which will be exacerbated by the removal of existing grass and
30 trees – which help absorb and filter noise. For residents around the application site, the
shift from being notably quieter than most of the riverwalk to becoming one of the noisiest
places on the riverwalk will undoubtedly impact on their ability to exercise their right to the
quiet enjoyment of their homes. One of the biggest concerns is the noise resulting from the
GB later in the evening. It is essential that the proposed late-night opening times are reduced
to dusk in summer at the latest.
- Impacts of visitor numbers on the South Bank and hinterland, particularly in terms of
enjoyment of the space, and rubbish, hawking, anti-social and criminal activity, coach and
taxi parking and drop-off, and the management of all of these:
Doubt that the Queen’s Walk can retain its pleasant aspect. Despite the fact that the London
Eye had a clear s106 worth around £300k p.a. to deal with these issues, it took several years
for this money to be spent on effective controlling and mitigating measures. And despite
additional security measures, Bishops Ward has gone from having the lowest crime rate in
the borough in 1991 to the highest in 2011. Proposals at the Garden Bridge to haul Eurobins
down the passageway between LWT and IBM to Upper Ground where the Veolia rubbish
van would turn up 3-4 times per day and empty the bins would require maybe 18-24
Eurobins (located somewhere between the riverside and Upper Ground) and several full time
staff just to deal with waste management. Given the sheer numbers, the garden bridge
would require around 24 security guards, generating very high costs which are probably
unsustainable. Planning to rely on an already over-stretched police force in situations where
members of the public refuse to behave appropriately or become involved in low level antisocial behavior or crime would be unwise. The applicant proposes CCTV for the bridge, but
does not propose that it be monitored: as a result it can only be used as a tool to corroborate
claims, rather than control or prevent. The visitor attraction would need (i) high impact crash
barriers to prevent vehicles approaching – but this is a problem given that the South Bank
needs to be open to servicing vehicles including washers; and (ii) screening for those
entering a la security for the London Eye to make sure that visitors are not carrying
something unpleasant. Also since there are insufficient coach drop-off points and virtually no
coach parking in the area, vehicles either roam local streets aimlessly or engines are left on
idling close by causing big issues for air quality, noise and traffic congestion locally.
- Impact upon and loss of existing open space:
There will be an absolute loss of a large grassed area of open space, and considerable harm
done to the development of the other open spaces. While the garden bridge itself is
undoubtedly intended to be high quality open space, it cannot be considered to be greater
than the unique and particular quality of the open space of the Thames itself, the very
defining and unifying feature of London itself.
- Impact upon protected views:
Views of St Paul’s are significantly diminished at a number of points. Similarly, the glorious
kinetic views of St Paul’s experienced as one strolls the South Bank will be wrecked. The
LVMF protected views from Blackfriars Bridge looking west will be completely changed by
the development, with views of Somerset House and its setting on the river obliterated.
Views of Somerset House and the listed Waterloo Bridge, as well as other buildings would
be either partially or entirely obscured.
- Impact upon the river and foreshore in terms of heritage and ecosystem:
The foreshore around Gabriel’s Wharf has a particularly fine and attractive sandy beach
which is frequently used. The piers in the river to support the bridge would undoubtedly
change the behaviour of the river at this point, but we are not clear how the foreshore would
be affected. Also, the creation of new piers for the Millennium Bridge caused considerable
harm to the eco-system, with one impact being that the entire surface of the riverbed in the
area was scoured and exposed, and existing underwater plant life expunged. Again we have
no clear evidence that this will not be repeated at the garden bridge.

- Revenue funding to maintain the bridge, and manage and mitigate the impacts:
There is no evidence of how the £250k revenue contributions will be funded. Without
identified resources stretching well into the 125 year future envisaged for the garden bridge,
there is a deep concern that we find we have a facility unable to fund the necessary
mitigation to manage its impact, or even to maintain the basic structure. They are also
extremely concerned to recently learn that the bridge may be closed for ten days a year for
corporate events to raise funds for the Trust.
- Impact upon the regeneration of the area
The claims regarding the regenerative benefits of the scheme are bizarre. We don’t need
increased land values on the South Bank as the area is already overheating without
spreading any of the benefit through to the hinterland of Waterloo. The two cities which are
developing either side of the railway viaducts and station are a failure of planning and
development.
- Other issues
There are a number of other issues which have raised concerns locally, including: the
absence of cycling; the paucity of the cycle parking; closure for corporate events; the
absence of toilets; commercial use of the landing building; there is no need for further
commercialization on the South Bank itself, particularly at the expense of green open space.
5.5.2

Northbank BID - The concept of the Garden Bridge is warmly welcomed.

5.5.3

Temple Residents’ Association - The Association has reservations about the proposal on
grounds inter alia of noise and disruption including to Temple tube station during the building
phase, impacted sight lines once the bridge is built and massively increased footfall in and
around the Temple, with all consequential issues arising therefrom including in relation to
security.

5.5.4

Thames Central Open Space – Objects, as follows:
1. There is no need for a further pedestrian bridge in this location.
2. The South Bank is completely the wrong location for an additional visitor attraction.
3. The section of the riverwalk between Westminster Bridge and Tate Modern is already
overcrowded, massively so at peak times. We cannot see how 3.5 million additional visitors
can be accommodated without bringing pedestrian flows to a standstill at critical times and
creating serious problems.
4. A serious omission is the apparent lack of toilet facilities for the large number of visitors
who would have to queue to get on to the bridge.
5. The proposed building and the mechanics of providing access to the bridge would result in
the loss of a rare large grassy area and precious publicly accessible open space – and
would dramatically reduce the sense of openness at this point of the riverwalk.
6. The bridge proposal would shorten and block many identified and protected strategic
views and reduce the openness of this stretch of river.
7. GBT has failed to provide any credible detail or information quantifying the running costs
and how they will be fully met over the next 125 years. Also, the London Eye generates
costs of over £300,000 per annum in relation to spaces external to its operation: rubbish,
illegal traders, coach parking, crowd management, and so on.
8. If GBT fails to maintain or raise the funds to cover these costs, responsibility will fall to
Lambeth Council and local stakeholders such as Coin Street Community Builders to pay
from that point forward.
9. Further costs would also fall on Lambeth Council in relation to the wider area from the
intensification of use which would inevitably result: coach parking enforcement, refuse
collection, highway maintenance and more.
10. GBT’s claim that free access to the proposed bridge would be guaranteed in perpetuity
must be secured.
11. We are concerned that the commitment of public funds from the Mayor of London for this
project in Lambeth may mean a reduction in Greater London Authority funding elsewhere in
the Borough.
12. Serious damage will be caused to the archaeological integrity of the foreshore.

5.5.5

Middle Temple – There needs to be a proper assessment of the pedestrian traffic generated
by the bridge, the numbers that would be likely to pass through the Inn and of the effects
upon the historic, working and residential environment of the Middle Temple and the Temple
Conservation Area. Second, there must be proper proposals to deal with the pressures of
pedestrian traffic as it leaves the northern end of the bridge and these must encompass all of
the areas in the locality likely to be affected. Third, there must be safeguards in place during
the construction phase. Fourth, there must be adequate funding arrangements in place for
maintenance of large scale planting for the indefinite future, having regard to strategic
importance of the views of the river area affected by the bridge.

5.6

Neighbour Consultation

No. of Letters sent

No. of Objections

No. in support

Comments

436

66

222

2

Assessment
Comments
Objection
Fulfils
no
unnecessary

Officer Response
useful

purpose – The public benefit of the bridge and the business
case has been demonstrated robustly by TfL and is
summarised in sections 7.1 and 7.2 of this report.
The route seems meaningless in terms
of desirability and flow generation.
There are already nine bridges in this
two mile stretch of river between
Westminster and London Bridge
Regeneration of the North Bank should
start at the North Bank, by the North
Bank people (i.e. Westminster).
A rather
concept.

vain

celebrity

endorsed

Waste of public money. The costs The matter of the bridge funding is not a matter for
should not be borne by the taxpayer.
the Local Planning Authority to consider. The
contribution of the bridge to London’s status as a
We are concerned that the commitment world city and to planning policy objectives as set out
of public funds from the Mayor of within the current development plan is not effected by
London for this project in Lambeth may how the bridge will be funded. Moreover, as is set out
mean a reduction in Greater London in the assessment of this report, it is considered that
Authority funding elsewhere in the the bridge would deliver substantial public benefit –
Borough.
both to Central London and locally to Lambeth.
A bridge in East London between Officers do not contest that bridges elsewhere in
Rotherhithe and Canary Wharf is much London would also aid regeneration objectives.
more needed.
However, the planning application before the Council
is for the bridge spanning the Thames from the South
There are far worthier places that need Bank to Temple Station. The planning application
a bridge especially one that can must be determined upon its planning merits, not on
accommodate bicycles e.g. Nine Elms - how the business case would compare to other
Pimlico.
potential bridges.
The proposed Garden Bridge would be
better located further upstream or
downstream, where there are fewer
bridges, fewer visitors and less

pressure on local infrastructure.
The vast sum of money to be invested A school outreach programme would be worked up
shows no reflection at all of investment and secured as part of the planning obligations.
in local people, especially the youth.
The proposed landing building and the
mechanics of providing access to the
bridge would result in the loss of a rare
large grassy area and precious publicly
accessible open space – and would
dramatically reduce the sense of
openness at this point of the riverwalk.

The proposal will enhance London’s Green Grid,
linking up existing open spaces north and south of
the River as well as improving options for walking in
the City. The loss of open space on the South Bank
and removal of a number of mature trees is
outweighed by significant amount of new planting
and urban greening.

The Garden Bridge will clog up the
Southbank
Architecture of the bridge
It's ugly! Incongruous
surroundings.

with

See section 7.4. Officers consider that this is a high
quality design that will be a positive additional to the
its river scape.

It should be more radical in its planting
provision by incorporating long glazed
sections, maybe even a fully glazed
bridge all the way to broaden the
planting options and wow factor
The bridge will block views, and runs The Bridge will undoubtedly occupy a conspicuous
counter to the open character of the position in views up and down stream. It will become
Thames.
part of the setting of, and be visible in views from, a
number of designated buildings, structures and
The new bridge will also interfere with conservation areas. The Bridge however would be as
the iconic view of the City and St Paul’s a picturesque incident in the riverscape – it’s planting
spilling out to the existing mature tree planting on both
from Waterloo Bridge.
the north and south banks. It’s low slung and
The bridge will affect views from restrained
architecture
and
engineering
will
Blackfriars Bridge and the river walk, of undoubtedly change the character of existing views,
historic Somerset House and Waterloo both from the river bank and buildings along the river
Bridge itself, which is a Grade II listed bank and the varied planting will catch the eye in such
views. However, the introduction of the bridge, the
structure.
detailed design and the approaches to it from the river
A new bridge will detract from the bank will change but not cause unacceptable harm to
beauty of this stretch of the Thames the setting of, and views to and from the riverscape
and historic assets of identified importance –
between the two existing bridges.
especially when considering that views from the bridge
The great joy of the river is that in the itself will enhance or better reveal the significance of
wide, open space it provides, in highly significant heritage assets.
contrast to its intensely developed
context.
The microclimate there is inhospitable The design of the bridge allows for significant soil
to plants and it is not a sustainable depth, particularly over the piers. This helps to
idea, needing a lot of maintenance.
promote root growth and consequently improves the
stability of plants and trees. This is further enhanced
Trees will not grow on bridges
by root anchors and supports as needed. Soil
scientists have been engaged to ensure the right soil
conditions for different species can be achieved and
an irrigation system has been incorporated to be used
during drought conditions. Importantly, the species of
plants and trees to be planted on the bridge have

been selected specifically for their resilience and
suitability for this environment. A team of well trained
and experienced gardeners would be employed to
ensure the planting chosen can survive and thrive.
The new bridge will, regardless of any
CCTV provision, become a haven for
the inebriated, the homeless, beggars,
illegal traders and people with criminal
intentions.

The bridge proposal has been reviewed by the LBL
Crime Prevention Design Advisor, who is satisfied
that appropriate management and physical protection
measures can be put in place to minimise the
opportunities for crime. Such details will be worked
up in further detail with relevant stakeholders as part
of the Operations and Management Plan.
The bridge should include provision for If cyclists were allowed to ride, it would be necessary
cyclists
to incorporate segregated cycle lanes or wider
shared paths to provide a safe pedestrian
environment. This would result in a much reduced
planted area and erode the benefits of the bridge as
a green space.

This area is under constant and It is accepted that there will be disruption and
continuous construction, having only inconvenience during the construction period.
just got back use of the river walk way However, this will be minimised as far as is
by Sea Containers House.
practicable. It is considered that the short term
adverse impacts of the construction do not outweigh
The construction works would just be a the longer term public benefit of the bridge.
continued disruption to the years of
non-stop works that residents have put No construction objectives are committed to at this
time. The construction logistics will be worked up in
up with for over a decade.
due course through collaborative stakeholder
Construction Option B - closure of the working. Lambeth would work with the developer to
Queen’s walkway for the entire optimise use of the river, avoid prolonged closures of
construction period is out of the the Queen’s Walk and avoid closure of Bernie Spain
question, let alone the negative impact Gardens.
on Bernie Spain gardens, a massively
well used and loved garden for the
many local residents and workers
The bridge is just another tourist The bridge would be used by London residents,
attraction
commuters and tourists. The bridge would
undoubtedly enhance the South Bank in its role as
There is already enough tourist an international leisure centre and a London tourist
attractions on the Southbank and it has destination. However this is a positive benefit of the
become a very busy place since these bridge as is set out in section 7.2 of this report.
attractions have move into the area
The extra footfall (4 million+ extra The submitted ‘Pedestrian Environment Review
visitors) that it will bring will have a System’ (PERS) assessment suggests the footways
massive impact on local residents and on the South Bank can on the whole handle the level
our quality of life.
of demand. In a sensitivity test of maximum demand,
the Transport Assessment suggests that at a small
The section of the riverwalk between number of locations the Pedestrian Comfort Level
Westminster Bridge and Tate Modern could potentially fall to levels C or D for brief periods,
is already overcrowded, massively so which would represent an ‘increasingly uncomfortable’
at peak times.
environment. The most important such area is The
Queen’s Walk adjacent to IBM. This is however a high
We cannot see how 3.5 million demand scenario and the results differ when applying
additional
visitors
can
be a moderate scenario.
accommodated
without
bringing
pedestrian flows to a standstill at
critical times and creating serious
problems.

It won't be lit at night and will just be a The bridge will be lit at night. Night time visuals are
large black obstruction to the current included in the townscape assessment.
wonderful romantic night time vista.
There will be many more coach loads
and cars lining the streets around
Upper Ground, Stamford Street and
beyond similar to the coach-lined/filled
street around the South Bank i.e.
Upper Ground, Doon Street, Belvedere
Road.

The bridge management team will coordinate with
the Coach Management Strategy for the South Bank
and the Trust will also join the Visitor Management
Group for the South Bank.

The
application
includes
many
inconsistencies
e.g.
unclear
dimensions, no firm plans for future
management,
no
indication
of
maintenance plans for the future,
various options for construction all of
which affect local residents severely.

Officers are satisfied that there is sufficient
information contained within the application
submissions to enable determination. The strategies
that will be put in place around maintenance and
management and construction will be robust and
thus minimise impact.

Toilet facilities should be factored in

The Garden Bridge Trust has explored the possibility
of providing public accessible toilets at both the north
and south landings. Regrettably it is not considered
feasible or practicable. However, toilets may be
provided in the south landing by the occupiers of the
A1/A3/D1 space. In addition, the Garden Bridge Trust
can provide useful information on the location of the
nearest public toilets to visitors prior to them making
their visit (e.g. on a website) and whilst they are
visiting (via appropriate signage).

Loss of trees

The loss of trees on the South Bank is compensated
by the tree planting on the bridge (approx. 270).

Despite the clear requirement for preapplication consultation, there was no
consultation whatever with residents in
the area before the Mayor of London
and the Chancellor of the Exchequer
decided to support the proposal
publicly, and to pledge the public’s
money for it, nor before the application
was submitted.

A Statement of Community Involvement has been
submitted with the application setting out the extent
of pre-application notification. The applicant has also
undertaken several further local events subsequent
to the application submission to ensure there is good
knowledge of the scheme in the local community.

Serious damage will be caused to the Officers have deferred to the expert advice of English
archaeological
integrity
of
the Heritage,
who
has
reviewed
chapter
13
foreshore
(Archaeology) of the ES and is satisfied that the ongoing archaeological interest can be secured by
condition.
GBT has failed to provide details of
how the revenue costs of the bridge
would be funded in perpetuity. If GBT
fails to maintain or raise the funds to
cover these costs, responsibility will fall
to Lambeth Council and local
stakeholders such as Coin Street
Community Builders to pay from that
point forward.

The Garden Bridge Trust has advised that
construction of the garden bridge will not commence
until funding for an initial five year period has
sufficiently been secured. The Operational and
Maintenance Business Plan will provide details of the
proposals for funding the running costs of the bridge
and will include evidence of funding secured for at
least the first five years.

The Trust also advise that there has been consistent
The costs of running and maintaining feedback at many of the community engagement

the bridge would be very significant,
but GBT has failed to provide any
credible
detail
or
information
quantifying these costs and how they
will be fully met over the next 125
years.

events to suggest that people wish to make a
donation and the success of fundraising so far allows
the Trust to be confident that no further public
funding would be required.

In addition payment towards the management and
maintenance of nearby public realm areas would be
The London Eye generates costs of secured via the planning obligations.
over £300,000 per annum in relation to
spaces external to its operation:
rubbish, illegal traders, coach parking,
crowd management, and so on.
The recent decision by the Mayor of Free access to the bridge would be secured via the
London to levy charges in relation to S106 planning obligations.
the New Year’s Eve fireworks in order
to regulate crowd control and cover
increasing costs must inevitably cast
doubt on GBT’s claim that free access
to the proposed bridge would be
guaranteed in perpetuity.
Many of the concerns are similar to the The Garden Bridge needs to be assessed on its own
proposal for the River Park project planning merits.
which was supported by the Mayor as
a floating walkway to run from the
Millenium Bridge towards the Tower of
London. That project was rejected
because its funding also seemed very
unsound, it covered the water of the
Thames,
destroyed
views,
the
estimates for numbers of the public
were just guesses, it was going to be
yet another venue for corporate
entertaining, was put forward as a new
tourist attraction and ignored the
wishes of the people who lived next
door.
Support
The bridge will create much needed Noted/Agreed
employment
It is well designed and beautiful
iconic design
It will be an attractive link
What a wonderful landmark this would
be for London
An exciting addition to London's mix of
attractions
It will bolster the city’s reputation as an
international centre for creativity and
design
The Garden Bridge will add a new
dimension to the centre of London, with
a place for people to meet, stroll and

relax in lush surrounds, enjoying the
gardens
themselves
and
with
spectacular views along the river.
This is a great way for London to
creatively imagine its evolution as the
world’s most intriguing city to visit.
It will provide a stunning new public
garden
It will be available freely for all
Londoners to enjoy on a regular basis.
It encourages walking
appreciation of nature

and

an

It will link the commercial and art
centres of Covent Garden and the
South Bank Lambeth area
Something really different that has
never been done anywhere in the
world before
Opportunity to further improve our
great capital
A great asset to London, a smaller
version of the High Line in New York
Will be used
Tourists alike

by

Londoners

and

It will create jobs in its construction,
boost the local economy, create an
additional commuter crossing of the
Thames and will provide a great
amenity for local people and visitors to
London.
Comments
On the basis that a binding Noted
construction
methodology
and
programme can be developed and
implemented which ensures that the
works which require disruption to
navigation are not undertaken during
the phase of peak activity for the
Thames Tideway Tunnel, and other
peaks in activity associated with the
Northern Line extension and the spoil
removal at Battersea Power Station,
then Cory Environmental Management
Ltd does not have any objections to the
proposed development on the grounds
of navigational safety.
Public access should be guaranteed

This will be secured via the S106 obligations

All planning and construction should A Specialist forum to consult on mobility and

take into full consideration and consult accessibility issues is to be set up to feed into the
with wheelchair users like myself as to detailed design of the bridge and the Operations
our access needs with regards to the Management Plan progresses.
Bridge

5.6.1

An online petition has been initiated in objection to the bridge. The reason for objection is as
follows:
“Lambeth Council: please put the Garden Bridge where it's needed! This project is totally
inappropriate as the South Bank is full to capacity and pedestrians already have 7 other bridges
to cross the river within close proximity to the proposed site. If the idea is to create more green
space then please do it on dry land; there are plenty of sites that need regenerating. The
Garden Bridge will only provide 2.500m sq of green space - not even half the size of a football
pitch. The iconic views from Waterloo Bridge will be lost forever if this Garden Bridge goes
ahead; St Paul's and many other historic views will be also obscured as you walk across
Queen's Walk. This project is highly questionable for the environment and for all the money
thrown at it, cyclists are not factored into this 'transport' project. Look at how Stratford or North
Greenwich have benefited from its respective attractions; the Garden Bridge could do the same
for another borough in need. Green space can be created without covering up our open, blue
space. Please help us to stop this construction from going ahead when it is needed so
desperately elsewhere. The money is better off helping those who need it more. Thank you for
your support.”
At the time of writing, the petition had 500 signatures.

5.6.2

Thames Central Open Space (TCOP) also advise that there is a paper petition against the
bridge started locally in order to record the names of people specifically resident in the area.
Whilst they had not formally submitted the petition at the time of finalising the committee report,
they advise that a total of 284 signatures have been collected at the last count. Petition sheets
are still circulating. TCOP advise that they will formally submit the petition prior to the committee
date.

5.6.3

A petition of objection has also been received from Waterloo Action Centre. 34 signatures are
included. The objection is as follows:
“The NHS is underfunded, much else that ordinary people need is being undermined, many
including children are now hungry. We are appalled that public money could be wasted on an
unnecessary bridge. If another bridge is a priority it should go where it is needed. Also this area
is short of open space and we value the current lovely open view of the Thames.”

6

Planning Policy Considerations

6.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning decisions
to be made in accordance with the development plan unless material considerations indicate
otherwise.

6.2

The development plan in Lambeth is:




The London Plan (adopted July 2011);
Lambeth’s Local Development Framework (LDF) Core Strategy (adopted 19 January 2011);
and
The remaining saved policies in the ‘Lambeth Unitary Development Plan (UDP) 2007:
Policies saved beyond 5 August 2010 and not supersede by the LDF Core Strategy January
2011’.

6.3

Material considerations include national, regional and local planning policy statements,
planning policy guidance and Supplementary Planning Documents.

6.4

London Plan

6.4.1

The London Plan is the overall strategic plan for London, and it sets out a fully integrated
economic, environmental, transport and social framework for the development of the capital to
2031. It forms part of the development plan for Greater London. London boroughs’ local plans
need to be in general conformity with the London Plan, and its policies guide decisions on
planning applications by councils and the Mayor.

6.4.2

The relevant strategic issues and corresponding policies and guidance are as follows:
World city role - London Plan; draft London Planning Statement
Tourism/leisure - London Plan;
Open land - London Plan; All London Green Grid SPG
Blue Ribbon Network - London Plan
Urban design - London Plan; Shaping Neighbourhoods: Character and Context,
SPG;
Tall buildings/views - London Plan, London View Management Framework SPG
Historic Environment - London Plan;
Access - London Plan; Accessible London: achieving an inclusive environment SPO; draft
Accessible London SPG
Sustainable development - London Plan; Sustainable Design and Construction SPO; Mayor’s
Climate Change Adaptation Strategy; Mayor’s Climate Change Mitigation and Energy Strategy;
Mayor’s Water Strategy
Transport - London Plan; the Mayor’s Transport Strategy.

6.5

Lambeth’s Local Development Framework Core Strategy

6.5.1

The following Policies of the Council’s Core Strategy are relevant to the current planning
application:
Policy S1 – Delivering the Vision and Objectives
Policy S3 – Economic Development
Policy S4 – Transport
Policy S5 – Open Space
Policy S6 – Flood Risk
Policy S7 – Sustainable Design and Construction
Policy S8 – Sustainable Waste Management
Policy S9 – Quality of the Built Environment
Policy S10 – Planning Obligations
Policy PN1 - Waterloo

6.6

UDP Policies, saved beyond 5th August 2010

6.6.1

The following policies (whole or part thereof) of the adopted Unitary Development Plan (2007),
saved beyond 05 August 2010 and not superseded by the adoption of the Core Strategy, are
relevant to this application:
Policy 7
Policy 9
Policy 14
Policy 19
Policy 30
Policy 31
Policy 32
Policy 33
Policy 35
Policy 39
Policy 40
Policy 41
Policy 45
Policy 47
Policy 50

Protection of Residential Amenity;
Transport Impact;
Parking and Traffic Restraint;
Active Frontage Uses;
Arts and Culture;
Streets, Character and Layout;
Community Safety/Designing Out Crime;
Building Scale and Design;
Sustainable Design and Construction;
Streetscape, Landscape and Public Realm Design;
Tall Buildings
Views;
Listed Buildings;
Conservation Areas; and
Open Space and Sports Facilities.

6.7

Relevant Material Considerations

6.7.1

On 27th March 2012, the Government published the National Planning Policy Framework. The
National Planning Policy Framework sets out the Government’s planning policies for England
and how these are expected to be applied. It reinforces the Development Plan led system and
does not change the statutory status of the development plan as the starting point for decision
making. The NPPF sets out that the National Planning Policy Framework must be taken into
account in the preparation of local and neighbourhood plans, and is a material consideration in
planning decisions. Of significance, it sets out that in assessing and determining development
proposals, local planning authorities should apply the presumption in favour of sustainable
development.

6.7.2

The following are also relevant material considerations:
 The National Planning Policy Framework and Technical Guide to the National Planning
Policy Framework
 The draft Lambeth Local Plan (Submission draft)
 The Waterloo Opportunity Area Planning Framework
 Lambeth Waterloo SPD
 The draft Further Alterations to the London Plan

7.

Assessment

7.1

Location of the Bridge and Strategic Business Case

7.1.1

The Waterloo neighbourhood is a key part of Central London, with strong movement and
activity relationships with adjoining areas across and along the river in adjoining boroughs. It is
a major office location, one of the capital’s most successful tourist areas, an international centre
for culture and the arts (part of the London Plan South Bank/Bankside Strategic Cultural Area),
one of London’s most important transport hubs and an Opportunity Area in the London Plan. It
already contains more than half of Lambeth’s jobs and the London Plan identifies the potential
for 15,000 new jobs in the area. Nevertheless, Waterloo can make an even greater contribution
to the Central London economy than it already does, if it is planned and managed effectively as
part of the London Plan Central Activities Zone, in partnership with key stakeholders.

7.1.2

The Garden Bridge was conceived as a project for Central London to achieve a number of
objectives, including:
 to create a new pedestrian crossing of the Thames in Central London that will reduce
severance and contribute towards an increase in north-south movements across the
river by foot;
 to contribute towards improving the quality of the pedestrian environment and public
realm in Central London that will support an increase in walking across Central London
as a whole and help contribute towards the Mayor’s Transport Strategy targets;
 to improve transport connectivity, efficiency and resilience for the South Bank area by
providing a direct connection to the Underground network at Temple;
 to support the economic development of areas adjoining the bridge on both sides of the
river and to help bring forward development;
 to support Central London’s visitor and tourist economy; and
 to create a new public open space and garden in Central London.

7.1.3

The iconic nature of the design, the new viewpoints it will create and the inherent attractiveness
of a high quality landscaped open space will create a popular visitor attraction that will support
London’s world city role. It will add to the existing network of cultural and tourist attractions on
the South Bank as well as provide an alternative route to these facilities from the Underground
network. The proposal will enhance London’s Green Grid, linking up existing open spaces north
and south of the River as well as improving options for walking in the City. The loss of open
space on the South Bank and removal of a number of mature trees is outweighed by significant
amount of new planting and urban greening. In each of these regards the development delivers
against a number of objectives set out within the Development Plan and is supported in a
number of policy terms.

7.1.4

The River Thames is part of the Blue Ribbon Network. Policy 7.29 of the London Plan identifies

the River as a strategically important and iconic feature of London, which should be protected
and promoted. The Garden Bridge will be a positive addition to the River Thames in this
location, providing a new dedicated pedestrian route that will allow users to pass over, linger
and enjoy the River and all of its attributes in a peaceful and tranquil environment. The bridge
design includes two piers within the River. The applicant has engaged with the Port of London
Authority (PLA) who are satisfied that these have been appropriately located to protect the
alignment of the primary and secondary navigational channels, the height also meets
navigational clearance requirements.
7.1.5

Given the nature of the new visitor attraction, there is concern that the South Bank area will
become over congested thus adversely affecting its current attractiveness. The management
and maintenance of the bridge and its surrounds will be key to the success of the project and its
delivery against the strategic policy objectives. The bridge will also give rise to inevitable
impacts during it’s construction period. Robust strategies and measures will undoubtedly have
to be put in place in these regards. These matters are dealt with in more detail later in this
report.

7.1.6

A number of options were assessed against the objectives set out at 7.1.2 of this report,
including: enhancing/modifying existing bridges in Central London; building a new pedestrian
bridge in another part of Central London; and building a new simple footbridge between Temple
and the South Bank (i.e. without a garden). The benefit cost ratio for the Garden Bridge was the
highest of all the options. A full business case has been prepared to this effect, against which
the Garden Bridge has secured public funding. It is also important to note that the land on either
side of the river in Central London is very constrained such that there are very few places in
Central London that a bridge could land.

7.1.7

The existing network of pedestrian walkways does not connect important places in central
London in the most effective way. Pedestrians have to walk further than is needed to get to key
locations using routes that are unattractive and act as a deterrent to walking in the first place.
The lack of connectivity and poor walking environment also places more stress on an
overloaded public transport network that is expected to have to absorb more passengers from
forecast levels of growth in the future. A lack of connectivity is also holding back regeneration in
parts of the North Bank that have grown at a slower rate than surrounding areas.

7.1.8

A number of strategic benefits would derive from the bridge, including contribution towards the
Waterloo Opportunity Area’s development potential and the provision of a new public park
space in London. Benefits would include:







Reducing pedestrian journey times between Temple Underground Station and the South
Bank;
Providing a crossing that will link cultural centres and tourist attractions on the North and
South Bank;
Encouraging the use of Temple Underground Station provided by the Garden Bridge
could divert people away from Embankment thereby rebalancing demand and resulting
in a small reduction in crowding at Embankment Underground Station;
Creation of new routes between key attractions that avoid busy roads and allow for safer
walking journeys. Pedestrian safety will therefore be improved over the current situation;
The Garden Bridge is expected to create construction employment of around 250 jobs
(full time equivalents, or FTE). Operational employment at the Garden Bridge is
estimated to result in 20 jobs (FTE); and
The Garden Bridge on the Thames has the potential to add to London’s cultural offer
and provide a new attractor for tourists.

7.1.9

These are all benefits that would act to strengthen London’s Central Activities Zone and the
integral role that Waterloo has to play in that.

7.2

Local Benefits

7.2.1

The Garden Bridge would have economic benefits for both the south and north banks of the
river. On the South Bank the increase in footfall would benefit existing businesses. There would
also be an associated increase in tourism revenues as a result of the Garden Bridge being a

tourist attraction. There would also be a significant increase in footfall and pedestrian activity on
the North Bank area as the Garden Bridge would complete a missing link between the South
Bank and areas to the north such as Covent Garden and the Temple. The Garden Bridge could
be a major catalyst for change that would lead to an increase in new business activity in the
area.
7.2.2

In addition to the wider benefits of the bridge, it would also benefit Lambeth residents
specifically. In the first instance, the Garden Bridge would provide a new accessible green and
open space in Lambeth that would link to other open spaces on both the South and North
banks. The total area of the bridge deck is 5,759 sqm (including the stairs, an extension of the
bridge structure and deck); of which 2,498 sqm is green and 3,261sqm are paths. The total area
of landings is 2,353 sqm; 918 sqm on the South landing podium and 1,436 sqm on the North
landing terrace. The total area of the bridge deck and podiums therefore is 8,112 sqm – all of
which will be publically accessible during the hours of opening of the bridge. The represents a
significant amenity for the local area that can act to relieve the built environment. Whilst the
construction of the South landing podium would result in the loss of the existing grassed open
space adjacent to the Queen’s Walk, this loss is compensated considerably by the new public
spaces and urban greening that would be provided.

7.2.3

The bridge would also create opportunities for local employment during construction and
operation. These would be secured via a planning obligation. At the time of writing LBL and the
Trust are exploring ways in which the employment opportunities could be optimised to the
benefit of local residents, having regard to the nature of the scheme being brought forward. In
this instance recommending officers recognise the implicit value in opportunities, especially
training and job opportunities for those that face significant barriers to work. During the
construction phase it is anticipated that the council will work with the developers and contractors
to: deliver an employment and skills plan; ensure notification of vacancies through a local
brokerage; ensure that trainee and apprenticeships places will be provided; endeavour to
provide job opportunities for local people; and support local enterprise. During the operational
phase LBL Officers will work with the Trust to develop a programme that offers local residents,
including a proportion from priority groups, opportunities in the on-going maintenance of the
bridge and garden. LBL Officers will up-date PAC Members of the progress of those
discussions either prior to or at Committee.

7.2.4

The Garden Bridge Trust is also committed to working with young people and schools. The
Trust would establish a Youth Board prior to construction to provide local young people with an
opportunity to input into the construction and operation of the bridge. The Trust is keen to
explore how they can help young people access new opportunities on either side of the river by
working with business groups to secure a programme of training made possible by the
connections the bridge creates.

7.2.5

In the circumstances it is considered that the Garden Bridge would align neatly with Core
Strategy Policy PN1 (Waterloo). The bridge would enhance the South Bank in its role as an
international leisure centre and a London tourist destination. It would also deliver additional
open space for public use as part of a network of pedestrian routes and spaces. The bridge
would also: contribute positively to the leisure, recreation and tourist offer of the central
activities zone in accordance with Core Strategy Policy S3; promote walking in line with Core
Strategy Policy S4; and increase the quantity, quality and accessibility to open space in
accordance with Core Strategy Policy S5.

7.2.6

Lambeth’s Waterloo SPD reinforces the national and international importance of the South
Bank as a visitor destination and seeks to balance the needs of this major London destination
and its growth with the facilities and services required by the local area and its communities.
Waterloo’s land and buildings currently balance 4 core functions and communities: residential,
business, cultural, and transport. The SPD sets out that future development in the area should
maintain this balance while addressing these needs and that no one function should be
developed to the detriment of the others. It explicitly sets out that all communities would benefit
from improved open space and that opportunities should be sought to create linkages between
the Riverside Walk and Upper Ground/Belvedere Road that are clearly defined and overlooked.
The Garden Bridge, subject to robust management and maintenance arrangements, would
contribute significantly to these identified objectives.

7.2.7

It is also the case that Lambeth’s emerging Local Plan responds positively to the potential
provision of the bridge. In particular the land use designation for the ITV Centre and Gabriel’s
Wharf (Site 9) specifically identifies that the Council will support any redevelopment of that site
which, amongst other criteria, “facilitates and responds positively to the proposed Garden
Bridge”. Whilst the emerging plan is not adopted it can be attributed limited weight in decision
making. However, the plan has been subject to an examination in public and it is anticipated
that it will be adopted in May 2015. There are no proposed changes to this element of the site 9
land use designation. The emerging local plan therefore it is a clear statement of direction.

7.2.8

The bridge therefore would deliver significant benefits to the local economy and to local
residents and is in general compliance with the land use policies for Waterloo.

7.3

Design

7.3.1

Design of the Bridge

7.3.2

The height, form and materials used in the bridge are influenced and inspired by several
factors, most significantly the Port of London Authority requirements to ensure safety and to
prevent obstruction to river traffic. These requirements have informed the height of the bridge in
addition to the siting and number of bridge piers incorporated. The bridge would span the river
by virtue of two elegant piers whose sculptured profile, created by a series of radiating wedge
segments, draws reference from the organic form of trees and plants. The piers seamlessly
merge into the bridge’s soffit creating a continuous sinuous form that appears to grow gracefully
from the river.

Elevation
7.3.3

The exterior of the bridge will be clad in a copper-nickel alloy, a material typically used in ship
building because of its ability to resist corrosion and algae. Another benefit of copper nickel,
besides being durable and robust, is its stable appearance over time. There has been a
thorough examination of how copper nickel is likely to perform and weather over time in this
proposed location. Initially the copper nickel will have a warm brown colour with a slight pink
tone. In the first 4-5 years it will loose the pink tone and darken to a similar appearance as
bronze, after which the colour will stay relatively consistent, albeit with some variation. The
material bronze is used extensively in historical buildings on the North Bank and the
contemporary buildings on the South Bank. Therefore the bronze coloured copper nickel would
have a strong visual relationship to the north and south banks, successfully mediating between
their different characters.

7.3.4

The deck of the bridge will be enclosed by a blackened stainless steel bow top railed balustrade
and bronze coloured metal top-rail. The bow top references typical boundary treatments found
in many of London’s parks and gardens. Again the use of bronze relates positively to the
bridge’s structure and the surrounding context.

7.3.5

The bridge itself is low slung and of high quality but restrained architecture. Overall the use of
copper nickel and bronze detailing, coupled with the bridge’s unique form and elegant
silhouette, successfully integrates the bridge into the riverscape.

7.3.6

Landscaping Strategy

7.3.7

Not only will the bridge provide a new link between north and south, it is also intended for the
bridge to become a destination; a city landmark and visitor attraction in its own right. In this
regard the function of the bridge as a garden, its layout and environment makes it unique from
other bridges. The aspiration is to create a pleasant and engaging environment so that people
will want to stay and enjoy the bridge. This is successfully achieved by creating a primary route
4m wide (following the desire line across the length of the bridge) supported by more discrete

secondary routes and pathways. The primary route, stretching the length of the bridge deck,
divides into two over each pier to create two soft landscaped hearts before joining back together
at mid-point. Secondary routes branch out from the primary routes in a fan like configuration.
Some of the secondary routes radiate out to the bridge’s edge allowing visitors to step off the
main route into more intimate spaces where they are able to rest, contemplate and enjoy the
bridge and views from it. Other secondary routes travel into the soft landscaped hearts of the
bridge. Various seating options would be available in these spaces for visitors to sit on their own
or gather in small groups on benches.

Bridge Deck
7.3.8

The design of the bridge allows for significant soil depth, particularly over the piers. This helps
to promote root growth and consequently improves the stability of plants and trees. This is
further enhanced by root anchors and supports as needed. Soil scientists have been engaged
to ensure the right soil conditions for different species can be achieved and an irrigation system
has been incorporated to be used during draught conditions. Importantly, the species of plants
and trees to be planted on the bridge have been selected specifically for their resilience and
suitability for this environment. A team of well trained and experienced gardeners would be
employed to ensure the planting chosen can survive and thrive.

7.3.9

The planting strategy for the garden comprises five character areas; pioneer, wild glade, scarp,
cultivated glade and leafy. These character areas transition across the bridge from wild and
unstructured in the southern part of the garden to leafy and well-defined in the north. The
general approach to planting is thoughtful and well considered. The diverse colours, smells and
textures of plants will provide visitors with a stimulating experience as they navigate through the
garden.

7.3.10

There would be two hard landscaping styles used in the bridge deck; the primary route would
have clay pavers in five different shades ranging from red to a dark reddish brown. The differing
shades relate to and reinforce the five planting character areas. Clay pavers will be laid in a
chevron pattern which has a formal yet human scale appearance with the feel of typical garden.
Secondary routes would have stepping stones and linear horizontal paving interspersed with
planting; the surface treatments being less structured and organic to respond to the relaxed and
reflective role of the secondary routes and intimate spaces.

7.3.11

Overall it is considered that the layout, planting and materials used on the deck of the bridge
would create an attractive and inspiring environment; a place people will want to visit and enjoy.
The landscaping strategy is extremely well conceived and pays all due regard to the
overarching design concept of the bridge and to the local environs.

7.3.12

South Landing

7.3.13

On the South Bank the bridge lands onto a single storey podium. The podium building is
rectangular in shape; 68m long and between 15m and 19m in width. The orientation and scale
of the podium would not impede or reduce the existing width of Queen’s Walk. The podium has
been designed in response to the emerging context of the area including the potential for
development at the ITV Centre and specific guidance set out in emerging Lambeth Local Plan
policy PN1 that seeks improved pedestrian linkages between Upper Ground and Queen’s Walk.

CGI of South Landing Building
7.3.14

The podium building will contain an area dedicated to the maintenance of the bridge, welfare
facilities and up to 410 sqm of A1, A3 and/or D1 floorspace. The proposed bridge, supported by
an active ground floor use, will positively and permanently activate this relatively quiet part of
Queen’s Walk, creating a node of activity extending the vibrant character of the South Bank
eastward. The landing would be a place for people to gather and enjoy the river frontage and
ambience of the South Bank; similar to the terraces at Royal National Theatre and Royal
Festival Hall. The generously spaced landing would also be an effective tool for crowd
management.

7.3.15

In design terms, it is considered that the building successfully expresses the horizontality of
South Bank through the podium’s profiled edge slab roof. This roof is then supported by a
series of sculptured columns whose proportions diminish from the podium slab to where the
column meets the ground. The sculptured form of the columns is reminiscent of the fluted
concrete columns in Hayward Gallery and Queen Elizabeth Hall. A frameless glazing system
would be installed and recessed between columns along its northern and eastern elevation. The
set back of the generously glazed openings ensures the prominence and articulation of the
building’s concrete frame. The remaining elevations will have bronze coloured mesh screens.

7.3.16

The applicant has previously advised that the concrete finish of the south building might have a
brownish tone. Officers are not convinced of this colouring, given that the colour palette of
materials found along the South Bank is pale grey, mid grey and cream. Officers would explore
this detail further via the recommended condition relating to materials.

7.3.17

Two stairs lead up to the bridge landing and have been positioned to achieve maximum visibility
and legibility. The first stair is sited at the south west corner of the building orientated on the
approach from Royal National Theatre and Royal Festival Hall. The second stair aligns with the
western approach from Gabriel’s Wharf and OXO Tower acknowledging the east to west
pedestrian flow. Drop down shutters at the entrance of the stairs are proposed in order to
control access to the bridge – full details of which would be agreed by condition. In addition to
the two stair access points the landing would also have two lifts for step-free access onto the
bridge. The detailed design of the lift cores has not yet been finalised and any images of such

included in the application submissions are only indicative. The appearance, material and
detailing of the lift shaft will be conditioned and discharged at a later date.
7.3.18

Officers are also satisfied that the development need not prejudice the development of the
adjacent sites, key objectives of which will include the need to provide improved pedestrian
linkages between The Queen’s Walk and Upper Ground. The ITV Centre and Gabriel’s Wharf
site is identified in the emerging Local Plan as a potential development opportunity (Policy PN1:
Site 9). In this regard the application submissions demonstrate that whilst the proposed south
landing would integrate successfully with the existing ITV buildings, it could also respond to
various development scenarios on that adjacent site if they were to be progressed at a later
time. A number of potential development options for ITV Centre were explored. Should
development come forward at the ITV Centre in the future that would require a new public realm
between the podium and its site, this can be accommodated. The flexible design of the podium
means that the mesh in the southern elevation could be replaced with glass to achieve an
active frontage onto that space. Similarly, the south landing building could potentially
accommodate a development building up to and landing on its roof if that is the preferred
development option.

7.3.19

Overall, the scale of the podium and lifts are modest and are unlikely to appear dominant in
long views or overbear surrounding listed buildings and structures. The simplicity and
contemporary design is a careful response to context whilst exhibiting its own unique character.
This makes for a high quality design that would fit into and enhance this riverside location
successfully.

7.3.20

Heritage

7.3.21

In accordance with the NPPF, a townscape and heritage visual assessment has been submitted
with the application and provides an evaluation of the impact of the proposal in terms of its
height and form on local and wider views and the surrounding context including heritage assets.
Views show planting growth on the bridge at year one in winter and summer and year 25 in
summer – when the garden will be fully matured.

7.3.22

The Bridge will occupy a conspicuous position in views up and down stream. It will become part
of the setting of, and be visible in views from, a number of designated buildings, structures and
conservation areas. These include buildings of outstanding architectural and historic
significance, of national and international recognition and importance. In the immediate vicinity
of the site are the grade I listed Somerset House, the grade II* listed Royal National Theatre
and Waterloo Bridge and, further downstream, the grade I listed St Paul’s Cathedral. This
section of the Thames has a remarkable and varied character and appearance and is viewed by
millions of Londoner’s and visitors each year.

7.3.23

The applicant has carried out a thorough assessment of the impact of the proposal on
designated and non-designated heritage assets and their settings within and surrounding the
application site. Having reviewed the submissions LBL Officers are satisfied that overall the
effect of the development is not significant on these assets and that where adverse impacts are
identified they are less than substantial. In many instances permanent significant beneficial
effects are identified, such as the creation of new views of Somerset House from the Bridge
itself, which would better reveal the value of the asset and its relationship to the riverside.
Similarly, the proposal would have a permanent significant beneficial effect on Waterloo Bridge
by introducing new views of it. The proposal would also have a permanent significant beneficial
effect on the South Bank Conservation Area through enhanced public realm, although there
would be a temporary significant adverse effect during construction.

7.3.24

English Heritage consider that the impact of the Bridge, which is intended to be densely planted
at a low level with some taller tree planting, would be seen as a “picturesque incident in the
riverscape” – it’s planting spilling out to the existing mature tree planting on both the north and
south banks. It’s low slung and restrained architecture and engineering will undoubtedly change
the character of existing views, both from the river bank and buildings along the river bank and
the varied planting will catch the eye in such views. However, the introduction of the bridge, the
detailed design and the approaches to it from the river bank will change but not cause harm to
the setting of, and views to and from the historic assets of identified importance – especially
when considering that views from the bridge itself will enhance or better reveal the significance

of highly significant heritage assets. Moreover, as English Heritage observe, “the Bridge
provides an opportunity perhaps without parallel to enjoy at leisure and in relative tranquility
views over Lambeth and the two Cities which can presently only be appreciated from the less
than relaxing ambience of Waterloo Bridge”. LBL Officers concur with English Heritage in this
regard.
7.3.25

Having regard to the potential impact of mature tree planting on views, the planting height
across the bridge would be restricted in the long term by the proposed condition.

7.3.26

A considerable amount of thought and care has gone into the design and choice of materials,
having regard to the surrounding context and heritage assets. The result is a striking design that
enhances both conservation areas and will provide a positive contribution to the riverscape.

7.3.27

Strategic Views

7.3.28

The townscape and visual assessment demonstrates that the bridge will have no impact on
LVMF Protected Vistas from Westminster Pier to St Paul’s Cathedral and from King Henry VIII’s
Mound to St Paul’s Cathedral.

7.3.29

The bridge will however appear in a number of LVMF River Prospects and local views. The
submissions identify that certain of the strategic views would be changed significantly as a
result of the introduction of the Bridge and the associated planting – particularly River Prospects
15B.1, 15B.2 (Waterloo Bridge Down Stream) and 14A.1 (Blackfriars Bridge Up Stream). Within
these views LVMF identified landmarks would be partially or totally obscured as a result of the
bridge, particularly at 25 years when the vegetation is fully established. The introduction of a
new structure across the River will also impact on the generally uninterrupted views of the wide
sweep of River at this point, which is a key characteristic in the views.

7.3.30

However, the bridge itself would be a new strategic landmark that would, in the opinion of
recommending Officers, enhance these views. The bridge would be a compelling new piece of
London infrastructure such that its iconic silhouette and captivating appearance would
contribute positively to the setting of spaces, structures and buildings immediately fronting the
river and other landmarks. In particular it is considered that the bridge would not dominate the
foreground or middle ground in views in accordance with LVMF guidance. This together with the
other identified public benefits would, in the opinion of recommending officers, outweigh the
limited harm caused.

7.3.31

The Garden Bridge will also create new river prospect views and new views to important historic
structures including the listed Somerset House and Waterloo Bridge. These may well in time
become designated LVMF views.

7.3.32

Loss of Trees on the South Bank

7.3.33

The development would result in the loss of up to nine trees on the Queen’s Walk which are
subject to a Tree Preservation Order. These are London Plane trees that are established
specimens planted in a double row immediately in front of the ITV building. An additional 18
trees of lesser value (mixed species) on existing landscaped areas would also be removed to
accommodate the south landing for the bridge.

7.3.34

Whilst the inevitable loss of established trees is regrettable, the Garden Bridge would deliver
substantial new tree planting. The application submissions indicate that 270 trees will be
planted on the Garden Bridge itself. This will undoubtedly be an enhancement to the tree cover
and density in this part of the borough. This, together with the other public benefits of the bridge
outlined above, is considered sufficient compensation against the loss of the established trees.

7.3.35

The Arboricultural Impact Assessment submitted satisfies that the trees that are to be retained
can be adequately protected during the construction phase in line with arboricultural best
practice recommendations. All tree protection measures would be controlled by conditions.

7.3.36

Accessibility

7.3.37

A detailed inclusive design section is included in the design and access statement. The section

sets out clearly the intent to work to the principles of Inclusive Design and London Plan Policy
7.2.
7.3.38

The bridge has been designed to be accessible. At the north end it would be accessible via a
ramp or stairs on to the roof of Temple Underground station and then by stairs or two lifts on to
the bridge deck. On the South Bank, the south landing terrace and bridge deck would be
accessed by stairs or two lifts. In addition, the draft Operations and Management Plan commits
the Garden Bridge Trust to develop a specialist forum to consult on mobility and accessibility
issues. This group will review emerging design and management issues from an accessibility
perspective and will ensure the bridge is inclusive when operational. This will include
developing policies and procedures about mobility aids on the bridge. The forum will be
maintained throughout operation to inform management practices.

7.3.39

Designing Out Crime

7.3.40

The aim of the security strategy has been to develop a safe and inclusive publicly accessible
space on the garden, creating a bridge crossing and garden that is secure and feels secure.
Guidance from Crime Prevention Through Environmental Design (CPTED) has been central to
developing this strategy. The bridge was also subjected to numerous pre-application meetings
and discussions with the LBL Designing Out Crime Advisor and with the Counte Terrorism
Design Advisor.

7.3.41

Publicly-accessible spaces on the bridge have been designed to be viewed and overlooked
from other places. The bridge deck (and garden areas) are open and bright spaces and within
the context of a ‘garden’ they have been designed to limit the number of potential hiding places,
hence reducing the fear of crime.

7.3.42

The lighting strategy has been designed to provide enhanced levels of lighting in key areas for
safety, in terms of reducing risk of crime, and to reduce the risk of trips and accidents. On this
basis, stairs, ramps, and landings would have higher lux levels for safety with linear lighting
integrated into the handrails. Down-lighting would also be provided over lift entrances. Lift and
stair entrances have been designed to maintain lines of sight and ensure clear visibility of lift
and stair access.

7.3.43

Lighting on the bridge and the landings support good natural and CCTV surveillance during the
hours of darkness. The CCTV system would be provided to support public safety and law
enforcement and would be capable of being monitored from a control room within the south
landing structure and remotely.

7.3.44

Intrinsic to the bridge design are gates or shutters at all access points. This enables the bridge
to be secured when it is closed. Full details of these will be secured by condition.

7.3.45

Such matters of security and safety will be worked up in much greater detail, with the relevant
stakeholders, as part of the Operations and Management Plan. Conditions are proposed that
require the submission (for written approval and operation thereafter) of a Lighting Strategy, a
Crime Prevention Statement and a Counter Terrorism Strategy. These various documents will
need to be worked up in greater detail in collaboration with the Crime Prevention Design
Advisor, the Counter Terrorism Advisor and the Operations Reference Group.

7.3.46

North Landing

7.3.47

Whilst not within Lambeth’s redline application site, it is advised that on the North Bank the
bridge would land on the roof of the existing Temple Underground Station. No management,
welfare, commercial or community spaces are proposed for this side of the river. Public realm
works are however proposed, which would extend onto Temple Place. It will be for Westminster
to consider the design merits of the north landing and associated works. The images below
show some Computer Generated Images of the North landing.

7.4

Use of the Bridge/Landing – Operation Management and Maintenance

7.4.1

Expected Visitor Numbers

7.4.2

The bridge would be open to the public all year (with the exception of no more than 12 days
where fundraising or community events may be held on the bridge). It is not the Trust’s intention
to introduce an admission charge.

7.4.3

The maximum occupancy of the bridge at any one time is capped at 2,500 people, on the basis
that if an incident occurs on one end of the bridge and all visitors have to egress via the other
side using the stairs, this is the number of people that can safely evacuate within 10 minutes to
a place of safety.

7.4.4

The applicant has carried out demand forecasting based on pedestrian flows on existing
bridges, bus and pedestrian trip diversions and trips created by the bridge as an attraction,
having regard to similar horticultural based attractions (e.g. RHS Chelsea Flower Show), the
High Line in New York, a likely spike in the first few years of operations (based on evidence of
the London Eye) and likelihood of pedestrians from the South Bank visiting the bridge but
turning back rather than continuing to Temple. The applicant’s assessment does acknowledge
that there is nothing directly comparable and therefore there is a degree of uncertainty. The
assessment predicts 7 million visitors annually (approximately 3 million visitors are estimated to
be new visitors to the area), with peak weekday demand of 4,000 people (between 5pm and
6pm) and 5,000 people on a Saturday (between 5pm and 6pm). The applicant has stated that
queues can be managed easily and safely on both banks, given the two stage access
arrangement and the opportunity for the landing decks to operate as holding areas.

7.4.5

To put these visitor numbers into perspective, the area of South Bank between the London Eye
and Royal Festival Hall is estimated to attract 25 million visitors per year. The area of the South
Bank adjacent to southern landing is estimated to currently attract between 9 million and 10.5
million visitors per year.

7.4.6

Dwell times for each visitor will of course vary, but for the purposes of the Transport
Assessment have been assumed to fall within the range of 10 to 35 minutes with a mean dwell
time of 25 minutes. Based on this assumption the busiest periods on the bridge will be on the
peak Saturday hour with the greatest number on the bridge at one time being 2,300.

7.4.7

For comparison, the assessment compares with other bridges/attractions as follows:

7.4.8

The submitted ‘Pedestrian Environment Review System’ (PERS) assessment suggests the
footways can on the whole handle the level of demand. In a sensitivity test of maximum
demand, the Transport Assessment suggests that at a small number of locations the Pedestrian
Comfort Level could potentially fall to levels C or D for brief periods, which would represent an
‘increasingly uncomfortable’ environment. The most important such area is The Queen’s Walk
adjacent to IBM. This is however a high demand scenario and the results differ when applying a
moderate scenario.

7.4.9

Overall, both Lambeth and TfL Transport Planners consider the trip generation assessments to
be sound. However, this is a unique proposal for which there is no precedent to make
comparisons against. It is very clear therefore that a very robust, comprehensive and
responsive Operational Management Plan is going to be needed to ensure the project is a
successful one in terms of visitor experience that maintains its attraction to all users. The review
mechanism for the eventual Operations Management Plan will need to be robust and
responsive if it transpires that visitor numbers are significantly less or more than anticipated.

7.4.10

Pedestrians Only

7.4.11

The Garden Bridge Trust want this to be a safe and pedestrian friendly environment. The
concept of the bridge includes a garden; to provide a green space in the centre of London. The
remaining area of the bridge deck includes ‘balconies’ to enjoy unique views of London and
paths to cross the bridge. Cyclists would be able to push bikes over, but not ride. If cyclists were
allowed to ride, to provide a safe pedestrian environment it would be necessary to incorporate
segregated cycle lanes or wider shared paths. This would result in a much reduced planted
area and erode the benefits of the bridge as a green space. There are alternative existing and
proposed cycling routes over the river, including the proposed north/south cycle superhighway
on Blackfriars Bridge. Cyclists would need to dismount to access the Garden Bridge because of
the need to use stairs or lifts. Therefore existing cycle routes are better for the majority of
cyclists.

7.4.12

Land Use of Southern Landing

7.4.13

The actual end use of the south landing building has yet to be determined. The south landing is
proposed on land owned by Lambeth with a long lease having been granted to the Coin Street
Community Builders and discussions are underway with both parties about the future use of the
building. In this context the space has been designed to be flexible so that it can accommodate
a range of uses; educational, community, retail/ cafe or visitor centre and permission for this
range of uses is sought within the planning application. All of these uses are considered
acceptable in planning terms and could contribute positively to activating this part of the
Southbank – an identified policy objective in emerging Local Plan Policy PN1: Site 9.

7.4.14

A number of Stakeholders have questioned the lack of public toilet facilities. The Garden Bridge
Trust has explored the possibility of providing public accessible toilets at both the north and

south landings. Regrettably it is not feasible or practicable. However, toilets may be provided in
the south landing by the occupiers of the A1/A3/D1 space. In addition, the Garden Bridge Trust
can provide useful information on the location of the nearest public toilets to visitors prior to
them making their visit (e.g. on a website) and whilst they are visiting (via appropriate signage).
None of the other recently constructed pedestrian bridges over the Thames have provided toilet
facilities. Having considered this matter in the round, LBL recommending officers do not
considered the provision of public toilets as a necessary requirement of this development to
make it acceptable in planning terms.
7.4.15

Management and Maintenance of the Bridge

7.4.16

The Garden Bridge Trust is leading the fundraising and is committed to raising the monies
needed to deliver and maintain the Garden Bridge for 125 years. The exact costs to maintain
and operate the bridge would be developed between now and opening. This is because the
Garden Bridge Trust would need to further engage with experienced contractors and
organisations responsible for managing visitor attractions and infrastructure to refine the
operations and management plan. It is proposed that a planning obligation is imposed for the
submission and approval of the final operations and management plan, along with regular
reviews of the plan post-opening. The current understanding of the operating and maintenance
costs of the bridge is approximately £3.5m per annum, which includes the costs for garden
maintenance, maintenance of the infrastructure, provision of security, cleansing and rubbish
collection, and for mitigating any off-site impact of visitors.

7.4.17

The applicant has submitted a draft Operations and Management Plan (OMP) for the Garden
Bridge and its demise. The document has been prepared in draft for early consultation with the
local authorities and key stakeholders. This consultation is essential to ensure the plan
addresses all issues for the bridge and surrounding area. The OMP will be comprehensively
reviewed and updated based on the outcome of this consultation. The final OMP will be subject
to approval by Westminster City Council and the London Borough of Lambeth through the
planning permissions. It is envisaged that the final OMP will be submitted for approval no later
than 6 months prior to the opening of the bridge.

7.4.18

It is intended that a Garden Bridge Trust Operations Reference Group (ORG) will be set up with
key affected parties in early 2015 to discuss the draft plan. This will provide a steering group
attended by senior operations mangers from key organisations and affected parties on the
South Bank, which will then need to link into a cross river working group. This ORG will
continue post opening of the Garden Bridge to coordinate on-going maintenance, event
management, safety, security and accessibility.

7.4.19

The final Operations and Management Plan will be supported by the following:
 An Asset Management Plan;
 A Landscape Maintenance Plan;
 A Normal Operating Procedure to include crowd management;
 A Transport Plan;
 An Emergency Action Plan (to include emergency evacuation);
 A Servicing Plan;
 A Waste Management Plan; and
 A Maintenance Implementation Plan.

7.4.20

The approved Operation Management Plan will be a live document and will be reviewed on the
first year of opening and subsequently on the second, third and fifth years and every five years
thereafter. The approved Operations Management Plan will also be reviewed at any time at the
request of either the Trust or the local planning authorities. It may not be necessary to review
the entire plan on every occasion. The scope of the review will be agreed in advance by the
Trust and the LPAs, in consultation with the Operations Reference Group. The review process
will include consultation with the Operations Reference Group. This will allow operation
management to adapt as the bridge use develops, and will specifically address any impact of
bridge visitors on surrounding land uses.

7.4.21

Opening Times

7.4.22

The planning application is seeking permission for opening at 6am and closing at midnight. The
hours of opening, especially in hours of darkness, will be contingent upon the concurrent
operation of a robust management and maintenance plan. Therefore, rather than place a
stringent condition on these time parameters it is considered more prudent that such matters be
finalised and reviewed thereafter as part and parcel of the Operation and Management Plan – a
document that will in time require the consent of the local planning authorities. Such an
approach is considered reasonable given that there are no residential premises within the
immediate vicinity of the demise of the bridge.

7.4.23

Visitor Management, Crime and Misuse of the Bridge

7.4.24

In terms of getting to and from the bridge, the Garden Bridge Trust will make a financial
contribution to ensure the map content of all local Legible London signs in the area is refreshed
to show the new bridge. This would increase the visibility of the new river crossing and allow
pedestrians to effectively plan their journeys. The commitment to the up-dating of Legible
London signage in the vicinity of the bridge will improve wayfinding and is supported.

7.4.25

There are 4 coach parking bays at present in the vicinity of the bridge. In combination with all
the other visitor attractions on the South Bank, the Garden Bridge will need to be included in the
Coach Management Strategy for the South Bank. The trust will also need to be part of the
Visitor Management Group for the South Bank.

7.4.26

The Framework Travel Plan also makes reference to providing 20 new cycle parking
spaces/facilities in the public realm at the south landing. Details of the proposed location and
arrangements need to be submitted for consideration.

7.4.27

Once at the bridge, the pedestrian modelling undertaken indicates that access to and from the
bridge operates at an acceptable level of service and does not require crowd control. However,
both landings have been designed to accommodate queuing should it be necessary, for
example during an event on or off the bridge. In this respect, the roof of the south landing
building would have provision to allow temporary queuing barriers to be erected to help manage
any queues. Garden Bridge staff would control access and egress.

7.4.28

Wayfinding would be provided at each landing point to direct visitors to stairs, lifts or ramps –
full details of which will need to be submitted pursuant to the recommended conditions. Access
routes have generally been designed to allow long sightlines on approach, creating the most
intuitive movement onto the bridge possible. Once at bridge deck level, the direction of travel is
clear, with step and obstacle free routes to the other side. During the hours of darkness, lighting
of the pathways would clearly delineate the walking surface.

7.4.29

The bridge would be a private space, managed by the Garden Bridge Trust, with the objective
of being an inclusive space for all designed to promote a sense of ownership, respect, territorial
responsibility and community. The GBT would set conditions of entry (i.e. rules for how the
bridge is used) for the Garden Bridge in consultation with key stakeholders, the community and
the police. In the event that the ‘rules’ are broken, appropriately trained bridge staff would ask
the individual or group to cease the activity and if necessary ask them to leave the bridge.
Failure to comply may result in trespass and the police would be called. The detailed
management and policing approach would form part of the Operation and Management Plan
and further discussions are needed to define this.

7.4.30

The Garden Bridge would also be monitored by CCTV cameras. The security teams monitoring
this system would be based in a building on the south landing or another appropriate facility. A
full time-presence on the bridge would be felt through a team of security personnel, stewards
(‘hosts’) and gardeners during opening hours. There would be a 24hour security presence on
the bridge for at least the opening year – which will then be reviewed in consultation with key
stakeholders, the community and the police. Intrinsic to the bridge design are gates or shutters
at all access points, which enables the bridge to be secured when it is closed.

7.4.31

Staff would be located in the vicinity of the stairs and lifts (both north and south) to discourage
illegal street traders from accessing the bridge. All groups of 8 or more visitors would be
required to contact the Garden Bridge Trust to request a formal visit to the bridge. This policy
would not only assist visitor management but also would discourage protest groups from trying

to access the bridge.
7.4.32

More detail would be worked up and provided in the Operations and Management Plan that
would be developed prior to opening the bridge and would be secured by a planning obligation.

7.4.33

Deliveries and Servicing

7.4.34

The application submissions indicate that servicing of the site will occur from the south via
Upper Ground. Goods will then be manually transported via trolleys to the southern building.
This incorporates all activity associated with the flexible unit and waste collections. However,
the feasibility of this arrangement has not been fully explored and/or accepted.

7.4.35

The South Bank and the Queen’s Walk are a densely packed and heavily trafficked urban area.
It is not immediately obvious that the above arrangements for deliveries and servicing will work
without causing highways, amenity and/or visitor management conflicts. The full feasibility of the
deliveries and servicing needs to be explored further, including in the context of the various
demands being placed on the South Landing building and having full regard to the ability of the
North Bank to accommodate the requirements. Lambeth Officers would expect full and robust
justification and measures of mitigation if it is to accept arrangements from the South Bank. A
full Delivery and Servicing Plan and Waste Management Plan would be secured by condition.
When working up the Delivery and Servicing Plan Officers will expect the Garden Bridge Trust
to fully explore the possibility of the North bank accommodating the requirements.

7.4.36

Wider Public Realm Impacts

7.4.37

The Garden Bridge Trust acknowledge the potential for specific measures on the South Bank to
accommodate increased visitor numbers generated by the bridge. Following extensive
discussions with Lambeth, landowners and operators in the vicinity of the bridge, the Trust has
agreed to an annual payment as a contribution towards the increased costs associated with offsite impacts – particularly the increased public realm management and maintenance costs that
will be experienced at nearby public spaces. In the first year after opening this will be up to a
ceiling of £250,000 (index linked and subject to an open book assessment of actual costs
incurred) and each year thereafter it will be a sum to be agreed based on the actual impacts
derived from monitoring during the previous year.

7.4.38

Events

7.4.39

At present the Garden Bridge Trust is exploring the possibility of holding a limited number of
private and/or community events on the bridge each year. Whilst every effort would be made to
ensure the bridge remains open to the general public during these events, there may be
occasions where the bridge is closed. The revenue generated from these events would go
towards the maintenance and upkeep of the bridge. All closures would be agreed with the
planning authorities in advance. The S106 obligations would limit the number of closures to 12
events (days) per year (including any enforced closures such as the Thames Festival and New
Year’s Eve firework display (but excluding routine maintenance)). This is not considered to
undermine the overall public benefits of the bridge.

7.4.40

Travel Plan

7.4.41

The travel plan framework submitted with the application is welcomed and covers all staff and
visitors to the bridge. It has been compiled in line with London Plan Policy 6.3, TfL’s latest
Travel Planning Guidance and has passed TfL’s ATTrBuTE assessment. It is important that the
travel plan should incorporate an element of monitoring of demand and surveying on event days
to inform the future operation of surrounding transport services and infrastructure. The travel
plan would be secured through a section 106 agreement with funds made available for
monitoring.

7.4.42

Use of the Bridge/Landing – Conclusions

7.4.43

Subject to responsible and robust management and maintenance, there is no reason to suggest
that the bridge will not be successful in terms of visitor experience that maintains its attraction to
all users. A draft Operations Management Plan has been provided by the Trust. Through their

commitment to consultative and collaborative working with all key stakeholders and landowners,
LBL officers are confident that within the next three years before opening the Trust will be able
to work up a final plan that suitably addresses the extensive visitor and operations management
requirements of the bridge. The final Operations Management Plan will need to be formally
agreed by both Lambeth and Westminster before the bridge can open, at which point Lambeth
can ensure it is fit for purpose – having full regard to the existing knowledge and expertise of
Stakeholders on the South Bank.
7.4.44

The Operations Management Plan will also be subject to regular, robust and responsive review.
Such review will enable the LPA, in conjunction with key Stakeholders, to properly monitor the
initial operations of the bridge and demand response to any unforeseen or un-projected
circumstances.

7.4.45

Given the importance of the document, Officers would also commit to taking Operations
Management Plan back to PAC for final sign off.

7.5

Construction Logistics

7.5.1

Timetable for Implementation

7.5.2

At this stage it is anticipated that a contract for works would be awarded in September 2015.
Construction could then commence in December 2015/January 2016. The Garden Bridge Trust
anticipate the bridge would open to the public in 2018.

7.5.3

Interaction with Thames Tideway Tunnel

7.5.4

An application for Development Consent for the Thames Tideway Tunnel was submitted by
Thames Water in February 2013. The tunnel alignments and sites that form part of the Thames
Tideway Tunnel are safeguarded by way of Direction issued on Lambeth by the Secretary of
State on 15 March 2013. This Direction remains in force and will do so until 30 April 2022. The
purpose of the Direction is to prevent developments proceeding that would prejudice the
delivery of the Tunnel, which is a nationally significant infrastructure project. The safeguarding
Direction requires that the Council must not grant planning permission on an application that is
covered by the Direction without first consulting with and taking into account any comments
Thames Water may have in relation to protection of the Thames Tideway Tunnel project.

7.5.5

Based on the current programme, the construction works for the Garden Bridge would overlap
with enabling and main Thames Tideway Tunnel construction works at Victoria Embankment
Foreshore and Blackfriars Bridge Foreshore – each proposed to commence during 2015 and
lasting for 4.5 years and 5 years respectively. Where construction activities overlap, it will be
important that processes are put in place to ensure safety for river and road users.

7.5.6

Thames Water has advised that they have no in principle objection to the bridge, subject to the
imposition of certain conditions to avoid compromising their ability to construct the Thames
Tideway Tunnel. The detailed wording of the conditions, as have been included in this
recommendation, have been agreed between Thames Water and TfL.

7.5.7

Options Presented in Application

7.5.8

The application submissions include a number of options for construction of the southern
building and pier. Options A and C result in the closure of the path between ITV studios and
IBM, whilst option B (access through Bernie Spain Gardens) and C also results in the full
closure of the Queen’s Walk.

7.5.9

The construction of the Garden Bridge involves a combination of land based and marine works.
The application submissions put forward three potential options for the construction method on
the South Bank. These will necessitate pedestrian diversions and the options are:
Option A – Access from between the IBM/ITV buildings. – The Queen’s Walk would remain
open except for short period for construction of temporary works and the southern sections of
the garden bridge. This would necessitate a 75m diversion.

Option B – Access using Bernie Spain Gardens. It would necessitate closing Queen’s Walk
between Bernie Spain Gardens and the IBM building, with the pedestrian diversion to be around
the ITV/IBM buildings. This would necessitate a 165m diversion.
Option C – Maximising Use of the River Thames – light equipment and conventional building
materials only. From a construction logistics perspective this would be preferred. To do this
would necessitate closing Queen’s Walk between the IBM building and Gabriel’s Wharf for
duration of the works. This would necessitate a 210M diversion.
7.5.10

Each of the options presented has advantages and disadvantages. For example, options A and
C would result in the need for access between ITV and IBM, a space which is currently used by
ITV for audience management and servicing and deliveries. Option B however would involve
the closing up of a large part of Bernie Spain Gardens (a public open space).

7.5.11

Current Position

7.5.12

At this time no formal decision has been made on the construction methodology. It is intended
that the construction methodology would maximise the practical use of the river, in line with
London Plan Policy 6.14. This includes the use of barges to transport goods and materials
including pre-fabricated sections of bridge deck to the bridge location from sites elsewhere.
Furthermore, There also needs to be coordination with other development projects and in this
regard the existing interface and discussion between the Trust and the Port of London Authority
(PLA) and Thames Tideway Tunnel to achieve this synergy is strongly supported. However, the
applicant identifies that there would still need to be deliveries by road and concrete for the
bridge piers which would need to be delivered and pumped on the road (from Upper Ground).

7.5.13

Until such time as a contractor for the bridge has been appointed and can input into the
construction logistics, a full construction logistics plan cannot be worked up. Such a plan will
need to be subject to consultative and collaborative work with the key stakeholders and
landowners in the area so as to secure the necessary access consents and minimise negative
impacts.

7.5.14

Given the length of the construction period there are considerable concerns raised regarding
potential prolonged closure of the Queen’s Walk and the use of Bernie Spain Gardens. The
former would have a significant impact upon visitor experience and management along the
South Bank and upon local businesses, whereas the latter would result in the temporary loss of
part of a key public open space. As part of the collaborative/consultative process, Lambeth
officers will work with the Garden Bridge Trust and other key Stakeholders to minimise closure
of the Queen’s Walk. Any proposals to close or reduce the Queen’s Walk and/or to use Bernie
Spain Gardens will be fully interrogated and scrutinised against other construction options.

7.5.15

The Environmental Statement submitted with the planning applications includes a draft Code of
Construction Practice. The purpose of the Code of Construction Practice is to define minimum
standards of construction practice required of the contractor as they affect the environment,
amenity and safety of local residents, businesses and the general public in the vicinity of the
proposed works. A full Code of Construction Practice will be prepared for submission to
Lambeth and Westminster that will set out site specific standards and the measures which will
be used at identified locations to mitigate and manage impacts. The commitments contained
within the draft Code of Construction Practice and submission of a full Code of Construction
Practice will be secured by condition agreement.

7.5.16

The draft Code of Construction Practice also contains a commitment that the Garden Bridge
Trust and its contractor will take all reasonable steps to engage with stakeholders in the
surrounding area, focussing on those who may be affected by construction works including
residents, businesses and specific vulnerable groups. This will include the development of a
stakeholder engagement programme, which will include the provision of relevant information on
the project to help resolve community issues.

7.5.17

To support this, the Garden Bridge Trust is committed to establishing a dedicated Construction
Forum, which will provide a mechanism for sharing information between the Trust and its

contractor and key local stakeholders about the timing and sequencing of works. The Forum
would link to surrounding cumulative development proposals to assist in understanding
cumulative proposals and advising on detailed plans accordingly. The draft CoCP requires that
local residents, businesses and occupiers will be notified in advance of construction activities
that may affect them. In practice, the Construction Forum would be the primary mechanism for
ensuring these interfaces are well understood and impacts avoided wherever possible.
7.5.18

Whilst they have expressed concerns over the construction methodlogy, both ITV and IBM have
repeatedly expressed their support in principle for the project. There are technical details and
construction considerations that both parties wish to understand more fully and the Garden
Bridge Trust is in regular dialogue with each to ensure that they have all the necessary
information. In the circumstances it is considered that the S106 obligations and the conditions,
inclusive of a requirement for a noise and vibration mitigation strategy, would present an
appropriate route for working through the remaining issues.

7.5.19

Discussions regarding the construction methodology need to be continued in order that a
reasonable and pragmatic solution may be reached.

7.6

Neighbouring Residential Amenity

7.6.1

There are residential properties within the vicinity of the South Landing point (Coin Street and
within Southwark). The adjacent site (the LTVC and Gabriel’s Wharf site) is also identified for
housing development in the emerging Local Plan. In this context, the increase in numbers
visiting this locality and the potential for antisocial behaviour has the potential to effect
residential amenity if not properly managed.

7.6.2

In terms of visitor numbers, peaks (worse case scenarios) are anticipated at limited times of the
day - weekday demand of 4,000 people (between 5pm and 6pm) and 5,000 people on a
Saturday (between 5pm and 6pm). Outside of these times fewer visitor numbers are predicted,
including in the early morning and later into the evenings. Subject to responsible management
and the establishment of appropriate forums within which local stakeholders (including the
Council and community groups) can raise issues, it is considered that the development will not
impact unacceptably upon the residential amenity of nearby residential properties. Such matters
will be brought forward in the Operations Management Plan, together with the way finding
strategy that will be employed to aid arrival and dispersal from the site.

7.7

Management of Surface Water/Flood Risk

7.7.1

The application submissions were accompanied by a Flood Risk Assessment. The bridge itself
will incorporate SuDS and any surface water runoff not infiltrated within the soil will be
discharged into the Thames, as has been agreed with the Environment Agency. The
Environment Agency do however encourage that the southern landing explores the opportunity
for greater discharge into the river, rather than into the public sewer. This matter may be
suitably investigated through the recommended condition.

7.7.2

Officers accept the Environment Agency’s advice and thus conclude that subject to the
recommended conditions, the development need not fail against the relevant policies of the
Development Plan with regard to flood risk and surface water management (London Plan
Policies 5.12 and 5.13 and Core Strategy Policy S6).

7.8

Sustainability

7.8.1

Lambeth Core Strategy Policy S7 requires all major developments to achieve a reduction in
carbon dioxide emissions in line with the London Plan targets through energy efficient design,
decentralised heat, cooling and power systems, and on site renewable energy generation.

7.8.2

The London Plan requires developments to make the fullest contribution to tackling climate
change by minimising carbon dioxide emissions, adopting sustainable design and construction
measures and prioritising decentralised energy, including renewables. Policy 5.2 sets out a
minimum target reduction for carbon dioxide emissions in buildings of 40% over the Target
Emission Rates outlined in the national Building Regulations. The London Plan sets out that
development proposals should contribute to this by minimising carbon dioxide emissions in

accordance with the “be lean, be clean, be green” hierarchy.
7.8.3

The applicant has applied the Mayor’s energy hierarchy and secured 14% savings from energy
efficiency and 16% savings from the use of ground source heat pumps. Combined heat power
and connection to district heating have been discounted due to the very limited demand for
energy. While the total carbon dioxide savings of 28% fall short of the London Plan target, the
applicant has endeavoured to maximise carbon savings opportunities on site. Given that
residual carbon emissions are small, given the very limited energy demand and that the site is
not of strategic significance with regards to energy, the proposals are accepted. It is therefore
concluded that all necessary reductions in total carbon dioxide emissions from the development
have been achieved within the framework of the energy hierarchy to satisfy the policy
requirements of the London Plan and Lambeth’s Core Strategy Policy S7.

7.9

Archaeology

7.9.1

An archaeological desk-based assessment report has been submitted as part of the application
documentation. Having considered the submissions, English Heritage are satisfied that the ongoing archaeological interest can be secured by condition. Lambeth Officers accept the findings
of the assessment and English Heritage’s expert advice on this matter. A condition is therefore
recommended in this regard.

7.10

Land Ownership

7.10.1

There are various parties with interests in the land required to build the bridge, including the
Port of London Authority, Lambeth and Westminster. The Coin Street Community Builders has
a leasehold interest in the land required for the south landing. The Garden Bridge Trust has
been liaising with and would continue to liaise closely with these parties in relation to the land
required to build and maintain the Garden Bridge. The details of those discussions are
commercially sensitive and in any event fall outside of the consideration of this planning
application. Even if planning permission is approved, the Bridge will not be constructed unless
and until the land ownership issues are resolved.

7.11

S106 Obligations and CIL Liability

7.11.1

The Garden Bridge Trust, as the applicant and the body that will construct and operate the
bridge, at present owns none of the land required for it. Those that own the land required for it
are unlikely to be willing to enter into planning obligations for the bridge and there are difficulties
in Westminster and Lambeth entering into obligations with themselves.

7.11.2

In the circumstances a planning condition is recommended to be attached to the planning
permission requiring that planning obligations be entered into prior to the commencement of the
development. The planning obligations could then be entered into at a later date when the
Garden Bridge Trust has obtained a sufficient interest in all of the land required for it. As per
DCLG planning guidance published in March 2014, such conditions are acceptable in
exceptional circumstances where there is a complex and strategically important development
and clear evidence that the delivery of the development would otherwise be at serious risk.

7.11.3

The following obligations would be secured:




Setting up of a Garden Bridge Trust (GBT) Operations Reference Group to provide a
forum to input into the drafting and review thereafter of the Operations Management
Plan. The forum shall have adequate cross-river mechanisms for cross-river issues,
including meeting as necessary involving Lambeth and Westminster Councils, SBEG
and Northbank BID, and any other stakeholders directly affected by matters under
consideration. Such meetings as are necessary to resolve South Bank issues to involve
Lambeth, SBEG, Coin Street and ITV, and any other stakeholders directly affected by
matters under consideration. Avoidance of duplication and maximum possible use of
existing South Bank mechanisms eg South Bank Visitor Management Group (VMG),
South Bank Business Watch (SBBW), Waterloo Steering Group and emerging
arrangements for construction coordination.
The setting up of a Specialist forum to consult on mobility and accessibility issues as the

























detailed design of the bridge and the Operations Management Plan progresses.
Prior to the commencement of development, the submission of a Operations
Management Plan update report and a Operation and Maintenance Business Plan
update report for the written approval by London Borough of Lambeth (LBL), inclusive of
information of the funding position for the construction and first five years of operation.
The submission for written approval by LBL of an Operations Management Plan no later
than 6 months in advance of the opening of the bridge.
Review of the Operations Management Plan on the first year of opening and
subsequently on the second, third and fifth years and every five years thereafter. The
approved Operations Management Plan will also be reviewed at any time at the request
of either the Trust or the local planning authorities. It may not be necessary to review the
entire plan on every occasion. The scope of the review will be agreed in advance by the
Trust and the LPAs, in consultation with the Operations Reference Group. The review
process will include consultation with the Operations Reference Group.
An annual payment as a contribution towards the increased costs associated with
relevant off-site impacts, particularly the management and maintenance of nearby public
realm areas. In the first year after opening this will be up to a ceiling of £250,000 (index
linked and subject to an open book assessment of actual costs incurred) and each year
thereafter it will be a sum to be agreed based on the actual impacts derived from
monitoring during the previous year.
Local Labour in Construction Commitments: Promotion of opportunities for local
residents through an Employment and Skills Plan (ESP) – further details to be confirmed
at PAC.
During the operational phase the Trust will work with LBL to develop a programme that
offers local residents, including a proportion from priority groups, opportunities in the ongoing maintenance of the bridge and garden. LBL Officers will up-date Members of the
progress of those discussions on the night of Committee.
A contribution (tbc) to enable the map content of all local Legible London signs to be
refreshed to show the new bridge.
The submission (for Written Approval by the LPA) of details of the intended school
outreach programme, including the establishment of a Youth Board prior to construction
to provide local young people with an opportunity to input into the construction and
operation of the bridge.
Require the Trust to play a full role in the South Bank wide construction logistics
mechanisms agreed and about to be implemented between SBEG, the VMG, Lambeth
and other major South Bank developers.
Appointment of a Construction liaison manager who would have a detailed
understanding of the construction programme and both north and south banks issues.
Joint sub-meetings from the main construction forums would be arranged where
necessary. The Construction Liason Manager will full investigation of construction
access and works from the river and will make best eandeavours to resist prolonged
closure of the Queen’s Walk and/or closure of Bernie Spain Gardens. Because of the
sensitivities of noise, vibration and potential disturbance to adjoining users (especially
ITV, National Theatre, Coin Street) there should be close stakeholder involvement in the
working up of the detailed provisions for construction related conditions.
Input into and coordination with the Coach Management Strategy for the South Bank.
Input into and coordination with the Visitor Management Group for the South Bank.
Prior to the commencement of construction, the Garden Bridge Trust will need to submit
a Hostile Vehicle Management Strategy, details of which shall be implemented in
advance of bridge opening.
Public access to the bridge will be maintained, except outside of the agreed opening
hours, at times of routine maintenance or when the bridge is closed for events of which
there shall be no more than twelve events (days) per year (excluding any enforced
closures such as the Thames Festival and New Year’s Eve firework display and
excluding routine maintenance). Westminster/ Lambeth will be notified no less than 4
weeks in advance of a closure with details of the closure notified to the public in
advance. Public access to the bridge shall be free of charge except during events.
The bridge will be known as The Garden Bridge, without the endorsement or addition of
a sponsor’s name.
S106 Monitoring fee to enable the Council to appropriate monitor and resource its the
overseeing of the S106 obligations.

7.11.4

The above package is considered reasonable to mitigate the otherwise unacceptable impacts of
the development. The package has been negotiated having regard to the expectations set out
in policy, to the details of the scheme and to the substantial planning/public benefits that the
scheme would deliver. Each of the obligations above has also been negotiated having regard to
the statutory tests set out in the Community Infrastructure Levy Regulations 2010; namely they
are considered: (i) necessary to make the development acceptable in planning terms; (ii)
directly related to the development; and (iii) fairly and reasonably related in scale and kind to
the development.

7.11.5

The southern landing building creates new floorspace so will potentially be liable to Mayoral and
Lambeth CIL. Such matters will be resolved through the established charging structures, once
the end user of the building and the charitable status of the Trust are confirmed.

7.12

Other Matters

7.12.1 The application would be inclusive of temporary scour protection during the construction phase
of the development. Full details of this would be secured by way of the recommended condition.
The Environment Agency and the Port of London Authority are satisfied with this approach.
7.12.2 The development will also potentially affect some mid-stream mooring within the Lambeth part
of the river. These are not physically connected to the river bank. Any works to these mooring
will be subject to separate approval procedures to the PLA under the provisions of the Port of
London Act 1968 (as amended).
7.13

Procedural Matters

7.13.1

Environmental Impact Assessment (EIA) and SoS referral

7.13.2

The application represents EIA development for the purposes of the Town and Country
Planning (Environmental Impact Assessment) Regulations 2011. In putting forward this
recommendation, officers have taken into account the Environmental Statement submitted with
the application. Officers are satisfied that the environmental information as a whole meets the
requirements of the EIA Regulations and that sufficient information has been provided to enable
assessment of the environmental impact of the application.

7.13.3

Lambeth notified the SoS of the application under Regulation 16 of the EIA Regulations. Under
Regulation 16, the LPA is not allowed to determine the application until the expiry of 14 days
from the last date on which a copy of the statement was served. That time has passed.

7.13.4

Neither is the development further referable to the SoS under the provisions of the Town and
Country Planning (Consultation) (England) Direction 2009.

7.13.5

GLA referral

7.13.6

The application is referable to the Mayor of London under Category 2C 1 (h) of the Schedule to
the Town and Country Planning (Mayor of London) Order 2008; “a crossing over or under the
River Thames”. Lambeth have already referred the application to the Mayor following receipt
and the comments of the Mayor are summarised in the report above. If Lambeth resolve to
make a draft decision on the application, it must consult the Mayor of London again under the
Order and allow him fourteen days to decide whether to allow the draft decision to proceed
unchanged, or direct the Council under Article 6 to refuse the application, or issue a direction
under Article 7 that he is to act as the local planning authority for the purpose of determining the
application and any connected application.

7.13.7

Westminster

7.13.8

Westminster have a separate planning application for their part of the bridge and the north
landing. It is understood that Westminster will refer their application to their Planning Committee
for a decision on 2nd December 2014.

8.

CONCLUSION

8.1

The Waterloo neighbourhood is a key part of Central London, with strong movement and
activity relationships with adjoining areas across and along the river in adjoining boroughs. It is
a major office location, one of the capital’s most successful tourist areas, an international centre
for culture and the arts (part of the London Plan South Bank/Bankside Strategic Cultural Area),
one of London’s most important transport hubs and an Opportunity Area in the London Plan.

8.2

The iconic nature of the design, the new viewpoints it will create and the inherent attractiveness
of a high quality landscaped open space will create a popular visitor attraction that will support
London’s world city role. It will add to the existing network of cultural and tourist attractions on
the South Bank as well as provide an alternative route to these facilities from the Underground
network. The proposal will enhance London’s Green Grid, linking up existing open spaces north
and south of the River as well as improving options for walking in the City. The loss of open
space on the South Bank and removal of a number of mature trees is outweighed by significant
amount of new planting and urban greening. In each of these regards the development delivers
against a number of objectives set out within the Development Plan and is supported in a
number of policy terms.

8.3

A number of strategic benefits would derive from the bridge, including contribution towards the
Waterloo Opportunity Area’s development potential and the provision of a new public park
space in London. The Garden Bridge would have economic benefits for both the south and
north banks of the river. In addition to the wider benefits of the bridge, it would also benefit
Lambeth residents specifically. For example, there would be opportunities for local employment
during construction and operation. This would be secured via a planning obligation. The Garden
Bridge Trust is also committed to a volunteer programme, which would provide local people with
an opportunity to gain valuable skills and experience in horticulture. The Garden Bridge would
also provide a new accessible green and open space in Lambeth and will link to other open
spaces on the North Bank.

8.4

In the circumstances it is considered that the Garden Bridge would align neatly with Core
Strategy Policy PN1 (Waterloo). The bridge would enhance the South Bank in its role as an
international leisure centre and a London tourist destination. It would also deliver additional
open space for public use as part of a network of pedestrian routes and spaces. The bridge
would also: contribute positively to the leisure, recreation and tourist offer of the central
activities zone in accordance with Core Strategy Policy S3; promote walking in line with Core
Strategy Policy S4; and increase the quantity, quality and accessibility to open space in
accordance with Core Strategy Policy S5.

8.5

The Bridge will undoubtedly occupy a conspicuous position in views up and down stream.
Nevertheless the Bridge, which is intended to be densely planted at a low level with some taller
tree planting, would be as a picturesque incident in the riverscape – it’s planting spilling out to
the existing mature tree planting on both the north and south banks. It’s low slung and
restrained architecture and engineering will undoubtedly change the character of existing views,
both from the river bank and buildings along the river bank and the varied planting will catch the
eye in such views. However, the introduction of the bridge, the detailed design and the
approaches to it from the river bank will change but not cause unacceptable harm to the setting
of, and views to and from the riverscape and historic assets of identified importance – especially
when considering that views from the bridge itself will enhance or better reveal the significance
of highly significant heritage assets.

8.6

The planting strategy for the garden comprises five character areas; pioneer, wild glade, scarp,
cultivated glade and leafy which transition across the bridge. The diverse colours, smells and
textures of plants will provide visitors with a stimulating experience as they navigate through the
garden. Overall it is considered that the layout, planting and materials used on the deck of the
bridge would create an attractive and inspiring environment; a place people will want to visit and
enjoy.

8.7

On the South Bank the bridge lands onto a single storey podium. In design terms, it is
considered that the building successfully expresses the horizontality of South Bank through the
podium’s profiled edge slab roof. Officers are also satisfied that the development need not
prejudice the development of the adjacent sites, key objectives of which will include the need to
provide improved pedestrian linkages between The Queen’s Walk and Upper Ground.

8.8

The bridge would be open to the public all year with the exception of relatively few days where
fundraising or community events may be held on the bridge. The assessment predicts 7 million
visitors annually, with peak weekday demand of 4,000 people (between 5pm and 6pm) and
5,000 people on a Saturday (between 5pm and 6pm). Overall, both Lambeth and TfL Transport
Planners consider the trip generation assessments to be generally sound. However, this is a
unique proposal for which there is no precedent to make comparisons against. It is very clear
therefore that a very robust, comprehensive and responsive Operational Management Plan is
going to be needed to ensure the project is a successful one in terms of visitor experience that
maintains its attraction to all users.

8.9

Subject to responsible and robust management and maintenance, there is no reason to suggest
that the bridge will not be successful in terms of visitor experience that maintains its attraction to
all users. A draft Operations Management Plan has been provided by the Trust. Through their
commitment to consultative and collaborative working with all key stakeholders and landowners,
LBL officers are confident that within the next three years before opening the Trust will be able
to work up a final plan that suitably addresses the extensive visitor and operations management
requirements of the bridge. The final Operations Management Plan will need to be formally
agreed by both Lambeth and Westminster before the bridge can open, at which point Lambeth
can ensure it is fit for purpose – having full regard to the existing knowledge and expertise of
Stakeholders on the South Bank.

8.10

At this stage it is anticipated that a contract for works would be awarded in September 2015.
Construction could then commence in December 2015/January 2016. The Garden Bridge Trust
anticipate the bridge would open to the public in 2018. Discussions regarding the construction
logistics need to be continued in order that a reasonable and pragmatic solution may be
reached. Such matters would be dealt with through the conditions and S106 agreement.
Officers will expect the construction logistics plan to make best endeavours to optimise the use
of the river and to avoid prolonged closure of the Queen’s Walk.

8.11

There are no residential premises on the South Bank in the immediate vicinity of the bridge.
Subject to responsible management and the establishment of appropriate forums within which
local stakeholders (including the Council and community groups) can raise issues, it is
considered that the development will not impact unacceptably upon the residential amenity of
nearby residential properties. Such matters will be brought forward in the Operations
Management Plan.

8.12

Officers are recommending approval for the planning application for the reasons set out in the
report. It is considered that the development delivers substantial public benefit and is in general
accordance with the development plan for the area and that no material considerations of
sufficient weight existing that would warrant refusing planning permission. In putting forward this
recommendation, officers have taken into account the Environmental Statement submitted with
the application. Officers are satisfied that the environmental information as a whole meets the
requirements of the EIA Regulations and that sufficient information has been provided to enable
assessment of the environmental impact of the application.

9

Recommendation
Resolve to grant conditional planning permission, subject to any direction that may be
received by the Mayor of London.

11

Conditions

General
1.
The development to which this permission relates must be begun not later than the
expiration of three years beginning from the date of this decision notice.
Reason: To comply with the provisions of Section 91(1) (a) of the Town and Country Planning
Act 1990 and Section 51 of the Planning and Compulsory Purchase Act 2004.
2.
The development hereby permitted shall be carried out in accordance with the following
approved plans, other than where those details are altered pursuant to the requirements of the
conditions of this planning permission:
Drawings: TO BE INSERTED
Reason: For the avoidance of doubt and in the interests of proper planning.
3.
No development shall commence until such time as a Planning Agreement under S106
of the Town and Country Planning Act 1990 (as amended) has been entered into with the Local
Planning Authority to secure the following Heads of Terms (HoTs):













Setting up of a Garden Bridge Trust (GBT) Operations Reference Group to provide a
forum to input into the drafting and review thereafter of the Operations Management
Plan. The forum shall have adequate cross-river mechanisms for cross-river issues,
including meeting as necessary involving Lambeth and Westminster Councils, SBEG
and Northbank BID, and any other stakeholders directly affected by matters under
consideration. Such meetings as are necessary to resolve South Bank issues to involve
Lambeth, SBEG, Coin Street and ITV, and any other stakeholders directly affected by
matters under consideration. Avoidance of duplication and maximum possible use of
existing South Bank mechanisms eg South Bank Visitor Management Group (VMG),
South Bank Business Watch (SBBW), Waterloo Steering Group and emerging
arrangements for construction coordination.
The setting up of a Specialist forum to consult on mobility and accessibility issues as the
detailed design of the bridge and the Operations Management Plan progresses.
Prior to the commencement of development, the submission of a Operations
Management Plan update report and a Operation and Maintenance Business Plan
update report for the written approval by London Borough of Lambeth (LBL), inclusive of
information of the funding position for the construction and first five years of operation.
The submission for written approval by LBL of an Operations Management Plan no later
than 6 months in advance of the opening of the bridge.
Review of the Operations Management Plan on the first year of opening and
subsequently on the second, third and fifth years and every five years thereafter. The
approved Operations Management Plan will also be reviewed at any time at the request
of either the Trust or the local planning authorities. It may not be necessary to review the
entire plan on every occasion. The scope of the review will be agreed in advance by the
Trust and the LPAs, in consultation with the Operations Reference Group. The review
process will include consultation with the Operations Reference Group.
An annual payment as a contribution towards the increased costs associated with
relevant off-site impacts, particularly the management and maintenance of nearby public
realm areas. In the first year after opening this will be up to a ceiling of £250,000 (index
linked and subject to an open book assessment of actual costs incurred) and each year
thereafter it will be a sum to be agreed based on the actual impacts derived from
monitoring during the previous year.
Local Labour in Construction Commitments: Promotion of opportunities for local
residents through an Employment and Skills Plan (ESP) – further details to be confirmed
at PAC.
During the operational phase the Trust will work with LBL to develop a programme that
offers local residents, including a proportion from priority groups, opportunities in the ongoing maintenance of the bridge and garden. LBL Officers will up-date Members of the















progress of those discussions on the night of Committee.
A contribution (tbc) to enable the map content of all local Legible London signs to be
refreshed to show the new bridge.
The submission (for Written Approval by the LPA) of details of the intended school
outreach programme, including the establishment of a Youth Board prior to construction
to provide local young people with an opportunity to input into the construction and
operation of the bridge.
Require the Trust to play a full role in the South Bank wide construction logistics
mechanisms agreed and about to be implemented between SBEG, the VMG, Lambeth
and other major South Bank developers.
Appointment of a Construction liaison manager who would have a detailed
understanding of the construction programme and both north and south banks issues.
Joint sub-meetings from the main construction forums would be arranged where
necessary. The Construction Liason Manager will full investigation of construction access
and works from the river and will make best eandeavours to resist prolonged closure of
the Queen’s Walk and/or closure of Bernie Spain Gardens. Because of the sensitivities
of noise, vibration and potential disturbance to adjoining users (especially ITV, National
Theatre, Coin Street) there should be close stakeholder involvement in the working up of
the detailed provisions for construction related conditions.
Input into and coordination with the Coach Management Strategy for the South Bank.
Input into and coordination with the Visitor Management Group for the South Bank.
Prior to the commencement of construction, the Garden Bridge Trust will need to submit
a Hostile Vehicle Management Strategy, details of which shall be implemented in
advance of bridge opening.
Public access to the bridge will be maintained, except outside of the agreed opening
hours, at times of routine maintenance or when the bridge is closed for events of which
there shall be no more than twelve events (days) per year (excluding any enforced
closures such as the Thames Festival and New Year’s Eve firework display and
excluding routine maintenance). Westminster/ Lambeth will be notified no less than 4
weeks in advance of a closure with details of the closure notified to the public in
advance. Public access to the bridge shall be free of charge except during events.
The bridge will be known as The Garden Bridge, without the endorsement or addition of
a sponsor’s name.
S106 Monitoring fee to enable the Council to appropriate monitor and resource its the
overseeing of the S106 obligations.

Reason: Having regard to the full details of the planning application and to the provisions of the
Development Plan, the requirements are (i) necessary to make the development acceptable in
planning terms; (ii) directly related to the development; and (iii) fairly and reasonably related in
scale and kind to the development.
Construction
4.
The construction of permanent structures shall not commence until a Garden Bridge and
Thames Tideway Tunnel (TTT) Collaborative Design Statement has been submitted to and
approved in writing by the local planning authorities, following consultation with Thames Water
Utilities Limited. The contents of the Design Statement shall include the following:



A description of the scope of the Garden Bridge development, programme and
construction details.
Outline drawings, ground movement and structural calculations, and analysis of the
physical interface between the Garden Bridge and Thames Tideway Tunnel works,
including an assessment of any potential damage to either from predicted ground
movement and from loading, overburden and unloading. This assessment should detail all
likely scenarios in terms of the relative construction programmes, and should be consistent
with the Thames Tideway Tunnel Guidance for developers.

The development shall be carried out in accordance with the approved details, unless otherwise
agreed in writing by the local planning authorities following consultation with Thames Water
Utilities Limited.

Reason: To ensure the two infrastructure projects are not compromised by the implementation
of each other, in accordance with the Thames Water Utilities Limited (Thames Tideway Tunnel)
Order 2014, London Plan Policy 5.14 and London Borough of Lambeth Core Strategy Policy S1.
5
Construction shall not commence until a Garden Bridge/Thames Tideway Tunnel (TTT)
Construction Interface Plan has been submitted to and approved in writing by the local planning
authority, following consultation with Thames Water Utilities Limited. The Plan shall include:








Detailed construction programme identifying major construction phases and activities
potentially affecting Thames Tideway Tunnel (including proposed river closures and
suspension of navigation to vessels, proposed road and lane closures, and utility
diversion works).
An assessment of cumulative impacts including peak periods with existing road/river
traffic and Thames Tideway Tunnel construction routes and proposals for mitigation.
Details of the local and cumulative navigational risk assessments that are to be
completed and proposals for mitigation.
Details of the location of work sites and barge holding area and an assessment of
potential effects and proposed mitigation for the Thames Tideway Tunnel sites at Victoria
Embankment Foreshore and Blackfriars Bridge Foreshore
Details regarding the operation and design of facilities for barging, barge holding areas
and traffic management (and timing).

The development shall be carried out in accordance with the approved Construction Interface
Plan, unless otherwise agreed in writing by the local planning authorities following consultation
with Thames Water Utilities Limited.
Reason: To ensure the two infrastructure projects are not compromised by the implementation
of each other, in accordance with the Thames Water Utilities Limited (Thames Tideway Tunnel)
Order 2014, London Plan Policy 5.14, and London Borough of Lambeth Core Strategy Policy
S1.
6
No works in the river (except site establishment and investigative works) shall commence
until a scheme to monitor and address potential scour on both the bridge and flood defences
has been submitted to, and approved by, the Local Planning Authority. The scheme should
include pre, during and post development monitoring. The details of the scheme should include
type, trigger levels and frequency of monitoring. Any required remedial works identified as a
result of monitoring works shall be completed within timeframes to be agreed in writing with the
Local Planning Authority.
Reason: To reduce the impact of scour from undermining the structure of the bridge and
defences, and to ensure that the Thames Tideway Tunnel and the Bridge are not compromised
by the implementation of each other (Thames Water Utilities Limited (Thames Tideway Tunnel)
Order 2014, London Plan Policy 5.14, and London Borough of Lambeth Core Strategy Policy
S1).
7
No development shall commence until such time as a Construction Logistics Plan (CLP)
for the project has been submitted to and approved in writing by the Local Planning Authority.
The CLP shall demonstrate how the proposed construction has endeavoured to optimise use of
the river, prevented prolonged closure of the Queen’s Walk and minimised the use and
associated closure of Bernie Spain Gardens. The development shall thereafter only be
constructed in accordance with the Construction Logistics Plan.
Reason: To ensure that the Construction Logistics for the bridge minimise nuisance and
disturbance in the interests of the amenities of adjoining occupiers and of the area generally,
and to avoid hazard and obstruction to the public highway.
8
No development shall commence before full details of the proposed construction
methodology, in the form of a 'Method of Construction Statement', has been submitted to and
approved in writing by the local planning authority. The Statement shall include details

regarding: proposed coordination with other construction projects within the vicinity; the
notification of neighbours with regard to specific works; advance notification of proposed road
and footway closures that may or will be required; details regarding parking, deliveries, and
storage; details regarding dust mitigation; details of measures to prevent the deposit of mud and
debris on the public highway; and other measures to mitigate the impact of construction upon
the amenity of the area and the function and safety of the highway network. No individual stages
of the development process shall begin until provision has been made to accommodate all site
operatives', visitors' and construction vehicles loading, off-loading, parking and turning within the
site or otherwise during the construction period in accordance with the approved details. The
details of the approved Statement must be implemented and complied with for the duration of
the construction process.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities
of adjoining occupiers and of the area generally, and to avoid hazard and obstruction to the
public highway. (Policies 7, 9 and 31 of the Saved Unitary Development Plan).
9
No impact piling shall take place until a Piling Method Statement (detailing the location,
depth and type of piling to be undertaken; the methodology and programme by which such piling
will be carried out; and measures to prevent and minimise i) the potential for damage to
subsurface sewerage infrastructure, ii) the impact on the migration and movement of fish in the
River Thames and iii) the potential risks associated with the use of piling where contamination is
an issue) has been submitted to and approved in writing by the Local Planning Authority. Any
piling must be undertaken in accordance with the terms of the approved piling method
statement.
Reason: To safeguard local underground sewerage utility infrastructure, to reduce the impact of
piling works within the River Thames on the migration and movement of migratory fish species
and to protect groundwater.
10
No development shall occur until such time as a Construction Noise and Vibration
Mitigation Strategy has been submitted to and approved in writing by the Local Planning
Authority. The Construction Noise and Vibration Mitigation Strategy shall thereafter be operated
for the duration of the construction works.
Reason: To limit the disturbance to amenity of neighbouring land uses.
11
No development shall occur until such time as a Pedestrian/Cyclist Management Plan
(pertaining to the construction phase of the development) has been submitted to and approved
in writing by the Local Planning Authority. The Pedestrian/Cyclist Management Plan shall
thereafter be operated for the duration of the construction works.
Reason: To ensure appropriate and safe management of pedestrians and cyclists during the
construction phase of the bridge, particularly where closure or reduced capacity to the Queen’s
Walk is proposed.
12
Prior to the commencement of development hereby approved a plan showing the trees
which are to be removed in relation to the final construction option shall be submitted to and
approved in writing by the Local Planning Authority. The number of trees to be removed shall
not exceed that set out for each construction option as detailed within Volume 3 Appendix 1
unless otherwise agreed in writing with the LPA.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which
represent an important visual amenity to the locality (Policies 31, 33, 38 and 39 of the Unitary
Development Plan: Policies saved beyond 5th August 2010 and not superseded by the Local
Development Framework Core Strategy January 2011 and Policies S1 and S9 of the Local
Development Framework Core Strategy (January 2011)).
13
Prior to the commencement of the development hereby approved a Tree Protection Plan
that accords with BS5837;2012 and relates to all retained trees on the site shall be submitted to
and approved in writing by the Local Planning Authority shall be implemented in strict
accordance with the approved details and put in place before any machinery, demolition,
materials storage or development commences on the site.

Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which
represent an important visual amenity to the locality (Policies 31, 33, 38 and 39 of the Unitary
Development Plan: Policies saved beyond 5th August 2010 and not superseded by the Local
Development Framework Core Strategy January 2011 and Policies S1 and S9 of the Local
Development Framework Core Strategy (January 2011)).
14
Prior to the commencement of the development hereby approved, an Arboricultural
Method Statement in accordance with BS5837;2012 relating to groundworks within the Root
Protection Area of all retained trees that are affected by the development construction and
details relating to Access Facilitation Pruning in accordance with BS5837:2012 shall be
submitted to and agreed in writing by the Local Planning Authority. All tree work shall be carried
out in accordance with BS3998:2010 and in line with current arboricultural best practice. The
development shall thereafter be implemented in strict accordance with the approved details.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which
represent an important visual amenity to the locality (Policies 31, 33, 38 and 39 of the Unitary
Development Plan: Policies saved beyond 5th August 2010 and not superseded by the Local
Development Framework Core Strategy January 2011 and Policies S1 and S9 of the Local
Development Framework Core Strategy (January 2011)).
15
All service and drainage routes shall be located outside of all retained tree root
protection areas. A drawing showing that the confirmed routes are outside of the route
protection areas shall be submitted to and approved in writing before any part of the
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 retained trees on the site which
represent an important visual amenity to the locality (Policies 31, 33, 38 and 39 of the Unitary
Development Plan: Policies saved beyond 5th August 2010 and not superseded by the Local
Development Framework Core Strategy January 2011 and Policies S1 and S9 of the Local
Development Framework Core Strategy (January 2011)).
16
Prior to the commencement of the development hereby approved, details of all Tree
Protection Monitoring and Site Supervision (where arboricultural expertise is required) shall be
submitted to and approved in writing by the Local Planning Authority. The development shall
thereafter be implemented in strict accordance with the approved details.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which
represent an important visual amenity to the locality (Policies 31, 33, 38 and 39 of the Unitary
Development Plan: Policies saved beyond 5th August 2010 and not superseded by the Local
Development Framework Core Strategy January 2011 and Policies S1 and S9 of the Local
Development Framework Core Strategy (January 2011)).
Bridge Design, Landscaping and Planting
17
Prior to the installation of the relevant parts of the development of the bridge deck, full
details of the following shall be submitted to and approved in writing by the Local Planning
Authority:
a. Details of lighting to include type, number, location, appearance and materials
b. Details of seating
c. Samples of hard landscaping
The bridge shall thereafter only be constructed in accordance with the approved details.
Reason: To ensure a high standard of design
18
Prior to any planting on the bridge a Landscape Management Strategy shall be
submitted to and approved in writing by the Local Planning Authority. The Strategy shall include
indicative species, planting specifications/programmes and management/maintenance
schedules. Landscaping proposals should endeavour to include measures to promote, improve

and protect local biodiversity, Opportunities to enhance and extend the ecological value of the
River Thames Metropolitan Site of Importance for Nature Conservation and to enhance the
overall horticultural, ecological and amenity value of the whole application site, should be
considered in all proposals.
Reason:
In order to introduce high quality soft landscaping onto the bridge 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 (Policy 39 of the Unitary Development Plan (2007): Policies saved
beyond 5th August 2010 and not superseded by the Local Development Framework Core
Strategy (2011) and Policy S9 of the Local Development Framework Core Strategy (2011) and
Policy 5.3 of the London Plan (July 2011).
19
No invasive non-native species listed on the London Invasive Species Initiative’s (LISI)
species of concern list at the time of planting shall be planted on the bridge.
Reason: To prevent the spread of non-native invasive species.
20
The Tree heights on the Bridge shall not exceed the maximum tree height profiles as
shown on page 62, figure 4.17 of the Design and Access Statement.
Reason:
To limit the impacts of the development upon important riverscape views and
upon the settings of important heritage assets.
South Landing Design/Use
21
Prior to above ground works for the construction of the South Landing Podium, the
following details shall be submitted to and approved in writing by the Local Planning Authroity:
a.
b.
c.
d.
e.
f.
g.
h.
i.

Schedule and samples of materials to be used in external elevations;
Details of lift shaft, to include elevational drawings and 3D views;
Details of shutters, to include elevations and sections;
Details of metal screens within east, south and west elevation;
Details of glazing, to include elevations and sections;
Details of lighting, to include number, location, appearance and materials;
Details of CCTV, to include number, location and method of concealment;
Details of seating and refuse, to include location, appearance and materials; and
Samples of hard landscaping.

The South Landing podium Building shall thereafter only be constructed in accordance with the
approved details.
Reason: To ensure a high quality of detailed design.
22
No occupation of the South Landing Building shall occur until a specification of all
proposed hard and soft landscaping for the south bank landing area has been submitted to and
approved in writing by the local planning authority. The specification shall include details of the
quantity, size, species and position and the proposed time of planting of any trees and shrubs to
be planted, together with an indication of how the integrate with the proposal in the long term
with regard to their mature size and anticipated routine maintenance and protection. In addition
all shrubs and hedges to be planted that are intended to achieve a significant size and presence
in the landscape shall be similarly specified. All tree, shrub and hedge planting included within
the above specification shall accord with BS3936:1992, BS4043:1989, BS4428:1989,
BS8545:2014 and current Arboricultural best practice.
Reason: In order to introduce high quality soft landscaping in and around the site 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 (Policy 39 of the Unitary Development Plan (2007): Policies saved
beyond 5th August 2010 and not superseded by the Local Development Framework Core
Strategy (2011) and Policy S9 of the Local Development Framework Core Strategy (2011) and
Policy 5.3 of the London Plan (July 2011).
23

Notwithstanding details shown on the approved plans, prior to the occupation of the

south landing building plans showing the internal layout and use of each area of the building
shall be submitted to and approved in writing by the local planning authority.
Reason:
building.

To ensure suitable control over the final design and use of the south landing

Maintenance and Management
24
The bridge shall not be opened to the public nor the South Landing Building occupied
until such time as a Delivery and Servicing Plan has been submitted to and approved in writing
by the Local Planning Authority. The bridge and the south landing building shall thereafter only
operate in accordance with the approved Delivery and Servicing Plan unless otherwise agreed
in writing with the LPA.
Reason:
In the interests of the amenity of the area and to prevent disruption and
disturbance to the function and safety of the highway network.
25
The bridge shall not be opened to the public nor the South Landing Building occupied
until such time as a Waste Management Plan (including details of the storage and disposal of
waste cooking oil if relevant) has been submitted to and approved in writing by the Local
Planning Authority. The bridge and the south landing building shall thereafter only operate in
accordance with the approved Waste Management Plan unless otherwise agreed in writing with
the LPA.
Reason:
In the interests of the amenity of the area and to prevent disruption and
disturbance to the function and safety of the highway network.
26
Prior to the commencement of occupation of the relevant parts of the development, full
details of a lighting strategy of all external communal amenity areas of the development shall be
submitted to and approved in writing by the local planning authority. The approved lighting shall
be installed in the relevant parts of the building before the development is first occupied, or in
accordance with an agreed implementation strategy, and retained thereafter for the duration of
the development in accordance with the approved details.
Reason: To ensure an appropriate standard of design (Policies 32, 33 and 39 of Lambeth's
Unitary Development Plan and Policy S9 and PN2 of Lambeth's Core Strategy).
Visitor Management
27
The Garden Bridge shall not be open to members of the public until such time as a
Signage and Wayfinding Strategy has been implemented in accordance with details which have
first been submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure the provision of appropriate signage and wayfinding at the site in the
interests of visitor management.
28
The Garden Bridge shall not be open to members of the public until such time as a an
Evacuation Plan for safe evacuation of the bridge has been submitted to and approved in writing
by the local planning authority. The development shall be operated in accordance with the
approved plan thereafter.
Reason: So that the Local Planning Authority's Emergency Planning department may be
satisfied that safe access and egress is achievable and/or any emergency procedures are
appropriate and achievable.
29
The Garden Bridge shall not be open to members of the public until such time as a
Coach and Taxi Management Plan has been submitted to and approved in writing by the local
planning authority. The development shall be operated in accordance with the approved plan
thereafter.
Reason:
To minimise the impacts of the development upon local amenity and the function
and safety of the surrounding highway.

30
The Garden Bridge shall not be open to members of the public until such time as the
cycle parking arrangements within the vicinity of the south landing have been provided in
accordance with details which have first been submitted to and approved in writing by the Local
Planning Authority.
Reason:

To promote sustainable modes of transport to and from the bridge.

31
The Garden Bridge shall not be open to members of the public until such time as an
Education and Interpretation Strategy has been implemented in accordance with details which
have first been submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure the provision of appropriate education and interpretation facilities at the site
in the interests of visitor management.
Flood Risk and Drainage
32
The development shall not be commenced until a monitoring plan to determine the
impacts of the development in terms of loading upon the flood defences has been submitted and
approved by the Local Planning Authority. The monitoring should include point position analysis
to identify potential movement, trigger values and frequency monitoring. Any required remedial
works identified as a result of monitoring works shall be completed prior to the first public
opening of the bridge (or such other date or stage in development as may be agreed in writing
with the Local Planning Authority).
Reason: To identify potential impacts of loading upon the flood defences of both the South Bank
and to ensure that the proposed development does not have an adverse impact on the stability
of the flood defences.
33
No development of the South Bank Building (except investigative works) shall commence
until an investigation into the proposed piling for the south bank building and its impacts on the
anchorages of south bank wall have been submitted to, and approved by, the Local Planning
Authority.
Reason: To ensure the proposed new building does not impact upon the structural stability of
the flood defences on the south bank.
34
No development (except investigative works) shall commence until ground investigations
on anchor ties of the south bank have been conducted to determine the residual life of the South
bank flood defence. If found to be in poor condition, further intrusion testing should be
undertaken and a remediation plan submitted to and approved by the Local Planning Authority.
Any required remedial works identified as a result of the ground investigations shall be
completed prior to the first public opening of the bridge (or such other date or stage in
development as may be agreed in writing with the Local Planning Authority).
Reason: To ensure that the flood defences in place below the proposed bridge are of suitable
condition for the lifetime of the development.
35
No permanent structure shall be placed in the river until a surface water drainage
scheme for the site based on sustainable drainage principles, where possible, and an
assessment of the hydrological and hydro geological context of the development has been
submitted to, and approved by, the Local Planning Authority. The surface water drainage
strategy should seek to implement a SUDS hierarchy that reduces run off in accordance with the
London Plan.
Reason: To reduce the impact of flooding both to and from the proposed development and third
parties.
Archaeology
36
A) No development shall take place until the developer has secured the implementation
of a programme of archaeological mitigation in accordance with a Written Scheme of

Investigation which has been submitted by the applicant and approved by the local planning
authority in writing and a report on that mitigation has been submitted to and approved by the
local planning authority in writing.
B) The development shall not be opened to the public until the site mitigation and post site work
assessment has been completed in accordance with the programme set out in the Written
Scheme of Investigation approved under Part (A), and the provision for analysis, publication and
dissemination of the results and archive deposition has been secured.
Reason: Heritage assets of archaeological interest may survive on the site. The planning
authority wishes to secure the provision of appropriate archaeological investigation, including
the publication of results, in accordance with Section 12 of the NPPF, London Plan Policy 7.8
and Core Strategy Policy S9.
Designing/Managing Out Crime
37
The Garden Bridge shall not be open to members of the public until such time as a
Counter Terrorism Strategy has been implemented in accordance with details which have first
been submitted to and approved in writing by the Local Planning Authority.
Reason:

To ensure suitable provision of counter terrorism measures.

38
Prior to opening of the bridge to the public, a Crime Prevention Statement shall be
submitted to and approved in writing by the local planning authority. The strategy shall
demonstrate how the development meets the relevant 'Secured by Design' standards, as per the
commitments set out in the application submissions.
Reason: To ensure that satisfactory attention is given to security and community safety and to
residential amenity in the vicinity (Policies 7 and 32 of Lambeth's Unitary Development Plan and
Policy S9 of Lambeth's Core Strategy).
Amenity
39
Prior to the installation of services in the south landing building and lifts, full details of
internal and external plant equipment and trunking, including building services plant, ventilation
and filtration equipment and commercial kitchen 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 manufacturers' instructions.
Reason: To protect the amenities of the surrounding area (Policies 7 and 29 of Lambeth's
Unitary Development Plan and Policy S2 of Lambeth's Core strategy).
40
Noise from any mechanical equipment or building services plant in the south landing
building and liftsshall not exceed the background noise level when measured outside the
window of the nearest noise sensitive or residential premises, when measured as a L90 dB(A) 1
hour.
Reason: To protect the amenities of future residential occupiers and the surrounding area
(Policies 7 and 29 of Lambeth's Unitary Development Plan and Policy S2 of Lambeth's Core
strategy).
Ecology
41
Prior to commencement of works in the river, a dredging method statement shall be
submitted to and approved in writing by the local planning authority. The scheme shall be
carried out as approved. The dredging method statement shall include:
 Details of the dredging methods to be used
 A detailed plan of the dredge area and depth
 Details of the timing of dredging works - planned (i.e. non-emergency) dredging work to
avoid the period June-August

Reason: To prevent detrimental impact on ecology. Maintenance or capital dredging operations
can have direct impacts on hydro-morphological characteristics and ecological status through
removal of benthic habitats, altering flow regimes, smothering effects, release of contaminants
bound up in sediments into the water column, and impacts on migratory fish.
42
Prior to commencement of any works on site, a suitable protocol for the protection of
legally protected species present on site, or identified during construction, shall be submitted to
and approved in writing by the Local Planning Authority. This must include: a) works relating to
tree management or removal undertaken outside the annual bird nesting season (March - July)
unless otherwise agreed in writing; and b) appropriate protocols to respond to any findings of
active bird’s nests or bat roosts on any buildings, walls or other structures affected by the
development. Should any active nests or roosts be found, appropriate advice and remedial
action must be sought and undertaken in full to prevent disturbance of nests, roosts or feeding
sites, or to mitigate for any avoidable disturbance.
Reason:

To ensure suitable protection to protected wildlife.

Contamination
43
Prior to the commencement of development approved by this planning permission (or
such other date or stage in development as may be agreed in writing with the Local Planning
Authority), the following components of a scheme to deal with the risks associated with
contamination of the site shall each be submitted to and approved, in writing, by the local
planning authority:
1) A preliminary risk assessment which has identified:
 all previous uses
 potential contaminants associated with those uses
 a conceptual model of the site indicating sources, pathways and receptors
 potentially unacceptable risks arising from contamination at the site.
2) A site investigation scheme, based on (1) to provide information for a detailed assessment of
the risk to all receptors that may be affected, including those off site.
3) The results of the site investigation and detailed risk assessment referred to in (2) and, based
on these, an options appraisal and remediation strategy giving full details of the remediation
measures required and how they are to be undertaken.
4) A verification plan providing details of the data that will be collected in order to demonstrate
that the works set out in the remediation strategy in (3) are complete and identifying any
requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements
for contingency action.
Any changes to these components require the express consent of the local planning authority.
The scheme shall be implemented as approved.
Reason: For the protection of controlled waters.
44
If during construction contamination not previously identified is found to be present at the
site, works at the site of the contamination will cease (unless otherwise agreed in writing with the
Local Planning Authority) until the developer has submitted, and obtained written approval from
the Local Planning Authority for a remediation strategy detailing how this unsuspected
contamination shall be dealt with. The remediation strategy shall be implemented as approved
by the Local Planning Authority.
Reason: There is always the potential for unexpected contamination to be identified during
development groundworks. We should be consulted should any contamination be identified that
could present an unacceptable risk to Controlled Waters.
45
Prior to the first public opening of the bridge, a verification report demonstrating
completion of the works set out in the approved remediation strategy and the effectiveness of
the approved remediation strategy shall be submitted to and approved in writing by the local
planning authority. The report shall include results of sampling and monitoring carried out in
accordance with the approved verification plan to demonstrate that the site remediation criteria

have been met. It shall also include any plan (a "long-term monitoring and maintenance plan")
for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency
action, as identified in the verification plan, if appropriate, and for the reporting of this to the local
planning authority. Any long-term monitoring and maintenance plan shall be implemented as
approved.
Reason: To confirm that any works associated with the mitigation of contamination at the site is
suitably completed.

INFORMATIVES
1
This decision letter does not convey an approval or consent which may be required
under any enactment, by-law, order or regulation, other than Section 57 of the Town and
Country Planning Act 1990.
2
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 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.
5
You are advised of the necessity to consult the Council's Streetcare team within the
Public Protection Division with regard to the provision of refuse storage and collection facilities.
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:
- name a new street
- name a new or existing building
- 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
Written schemes of investigation will need to be prepared and implemented by a suitably
qualified archaeological practice in accordance with English Heritage Greater London
Archaeology guidelines. They must be approved by the planning authority before any on-site
development related activity occurs.
9
The Garden Bridge Trust project team are requested to establish and maintain ongoing
dialogue with the Thames Tideway Tunnel project team from pre-construction through to
commissioning of the Garden Bridge. This should include a Memorandum of Understanding

between the parties, to set out agreed working processes and sharing of information.
10
Prior to the commencement of construction, The Garden Bridge Trust project team
should enter into an Asset Protection Agreement with Thames Water Utilities Ltd, or the
Infrastructure Provider if in place, which should include provisions to ensure that the
development does not compromise the construction, operation or maintenance of the Thames
Tideway Tunnel.
11
The applicant is advised to contact Thames Water Developer Services on 0845 850
2777 to discuss the details of the piling method statement.
12
Where a developer proposes to discharge groundwater into a public sewer, a
groundwater discharge permit will be required. Groundwater discharges typically result from
construction site dewatering, deep excavations, basement infiltration, borehole installation,
testing and site remediation. Groundwater permit enquiries should be directed to Thames
Water’s Risk Management Team by telephoning 020 8507 4890 or by emailing
wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via
www.thameswater.co.uk/wastewaterquality. Any discharge made without a permit is deemed
illegal and may result in prosecution under the provisions of the Water Industry Act 1991.
13
Where possible, the lighting columns on the south landing podium should be reduced
and their design requires a bespoke approach. Where possible CCTV fixtures should be
reduced in number. Their concealment and integration also requires a bespoke approach.
14

The podium handrail should be changed from timber to bronze.

15
It is advised that the metal screen should not be standard mesh but should contain
design interest.
16
As per the requirements of Thames Water, the monitoring and mitigation of scour should
include, but not be limited to:
i.
Bathymetric Survey at intervals and over a reach to be agreed are to commence
no less than one year in advance of construction and to extend throughout
construction and for at least 6 months following the removal of all associated inriver construction works
ii.
Proposals for the monitoring of scour and accretion using the bathymetric survey
results and any other monitoring methods that are deemed necessary by the
statutory consultees, including the use of trigger levels.
iii.
The approach to mitigation in the event of scour and accretion reaching agreed
trigger levels
iv.
The approach to any mitigation that require the placement or removal of any
materials from the river bed.
17
The Crime Prevention Design Advisor advises that there should be a monitored CCTV
surveillance system that provides real time & post event images capable of being used for
Criminal Justice Purposes and it may be appropriate for the images to be viewable real time at
either Westminster or Lambeth council CCTV control rooms. Identification quality images are
recommended at both entrance decks and at any other points designated as vulnerable.
18
The security lighting at the entrance decks, and along the bridge including the footpaths
and the viewing stations should provide good levels of uniformity and meet the standards
defined in BS 5489 -1;2013.
19
The construction of the bridge should allow for additional security measures such as
dusting for lighting and CCTV cameras if they are found to be necessary in subsequent reviews.
20
The Garden Bridge like a Park should be closed and gated once there are no capable
guardians employed.

