>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>
>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>
This application was deferred at Planning Applications Committee on 12 April 2016, to allow Members
of the Committee to undertake a site visit.
The visit will be held on 27 July 2016.
The report has been updated in response to comments received immediately prior to the meeting on
12 April and those received following further public consultation carried out following the deferral of the
application.
>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>
>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>>

DESIGNATIONS
Relevant site designations:
Conservation Area

Walcot Conservation Area
Adjoins the Lambeth Walk and China Walk
Conservation Area
Adjoins Grade II listed buildings:
53, 54 and 55, 56 - 63, 64 - 65 and 66 Walnut
Tree Walk and 104-112, 114-116, 118-120, 122
and 124 and 126 and 128 Kennington Road.
3a

Listed Buildings

Flood Zone
LAND USE DETAILS
Site area

0.077ha
Use Class

Use Description

Existing

B1

Office

Floorspace
(Gross Internal Area)
533

Proposed

C3

Residential

752

RESIDENTIAL DETAILS
Residential Type
Existing

Proposed

Private flats
Private houses
Social rented flats
Private houses
Affordable rented flats

PARKING DETAILS

No. of bedrooms per unit
1
2
3

3

6

1

4

5+

ADDRESS: 52 Walnut Tree Walk, London SE1 6DN
Application Number:15/04488/FUL
Case Officer: Jillian Holford
Ward: Bishops
Date Received: 19 August 2015
Proposal:
Demolition of office building and redevelopment to provide two, 2.5 storey buildings
(comprising ground floor, first floor and second floor within the roof space) to provide 10
flats ( 3 x one bed, 6 x two bed and 1 x three bed).
Drawing numbers:
4393/P/001; 4393/P210C; 4393/P211C; 4393/P212; 4393/P213; 4393/P221L;
4393/P222H; 4393/P223H; 4393/P224F; 4393/P230G; 4393/P231G; 4393/P232F;
4393/P240B; 4393/P250D; 4393/P400B
Proposed Section A-A 4393/P/240C
Proposed Site Sections 1 4393/P/241A
Proposed Site Sections 2 4393/P/242A
PV Panels Study 4393/P/255
Proposed Roof Plan with PV 4393/P/225
4393/P/256 Fire Access Study
Proposed Wall Study 4393/P/257
Documents:
Sunlight and Daylight Report May 2016 Rev C
Letter from Savills 12 April 2016 re Affordable Housing Viability Review
Sustainability Statement 21 April 2016
Energy Strategy Report 13 April 2016
Design and Access Statement Revised 28.04.2016
Secure by Design Statement Ref: 4393 Rev B 13.05.2016
Flood Risk Assessment April 2016 Rev 06
Surface Water Drainage Strategy April 2016 Rev 03
Construction Logistics Plan April 2016 Rev 04
Heritage Statement April 2016 Ref: 14/0988A
Transport Statement April 2016 Rev 05
Construction Logistics Plan April Rev 04
Arboricultural Impact Assessment PJC/3762/15 Rev9 dated 04.07.16
Preliminary Ecological Assessment by the Ecology Partnership dated March 2016;
Area Schedule Dated 07.01.2016
Viability Assessment dated 25 January 2016
Parking Stress Survey Results REV A January 2016
Parking Restrictions Plan
Consultation Report dated August 2015
Geo-Environmental and Geotechnical Ground Investigation Final v2 dated November 2014
updated October 2015
Archaeological Desk Based Assessment dated March 2014
Geo-Environmental Desk Study Final v2.0 dated August 2013
Ecological Survey dated 13/10/2014
Letters from GVA Schatunowski Brooks dated 24.03.2016, 07.04.2016 and 07.07.2016 Re:
sunlight and daylight;
Agent’s e-mails dated 14.03.2016 Re: use of building; 23.03.2016 Re: S106 clauses;
24.03.2016 Re: materials; 24.03.2016 x2 Re: gate closure; 29.03.2016 confirming window
materials; 11.05.2016Re: PV panels; 25.03.2016 Re: energy statement; 21.04.2016 Re:
arboricultural assessment; 04.05.2016 Re: servicing etc.; 04.04.2016 Re: viability review;
11.07.2016 Re: affordable housing review mechanism;

RECOMMENDATION: Grant planning permission subject to conditions and a S106
agreement
Applicant:
Agent:
Mr Nick Lawrence
Mr Robert Pomery
Walnut Tree Walk LLP
Pomery Planning Consultants Ltd
The Old Post Office
Abbeygate One 8 Whitewell Road
176-179 Shoreditch High Street
8 Whitewell Road
Shoreditch
Colchester
London
Essex
United Kingdom
United Kingdom
E1 6HU
CO2 7DF

Existing
Proposed

Car
Parking
Spaces
(general)
5
0

Car
Parking Bicycle Spaces Motorbike Spaces
Spaces
(Disabled)
0
0
0
0
20
0

EXECUTIVE SUMMARY
Planning permission is sought for the demolition of an existing office building and the redevelopment of
the site to provide 10 flats. The proposal involves the loss of floorspace that has previously been in use
for employment purposes, although the site has more recently de facto come into residential use
following the giving of prior approvals in connection with the exercise of office to residential change of
use permitted development rights. In the present circumstances, it is considered appropriate
nonetheless to apply development plan policy that applies to the protection of proposed loss of
employment floorspace, in particular the policy requirement to demonstrate through marketing evidence
that there is no demand for the use of the premises for employment purposes. In circumstances where
that development plan policy has not been complied with, it is necessary to assess whether there are
any material considerations that can be said to outweigh that non-compliance. The ability of the site to
be used for residential purposes pursuant to the exercise of permitted development rights is one such
matter that is capable of amounting to a material consideration. Two matters fall to be addressed in
this regard: first, the likelihood of the site being able to be put into residential use via the exercise of
permitted development rights, and second, the degree of weight that is to be attached to what would
amount to the ‘fall back’ position under permitted development rights. It is considered in this case that
there is a significant likelihood of the site being able to be put into residential use via the exercise of
permitted development rights.
The scheme has been revised during the course of the application in response to concerns raised by
officers and residents. These amendments include a reduction in the number of units from 11 to 10,
removal of the previously proposed basement accommodation and modifications to the internal layouts
of the accommodation and external appearance of the buildings. Following these amendments the
proposed development is considered to provide an acceptable standard of design and residential
accommodation.
Officers have assessed the impact of the proposal upon the relevant heritage assets and have
concluded that no harm would result. It is considered that the relevant statutory tests have been met
and that the proposals comply with the Lambeth Local Plan 2015 policies in relation to development
affecting conservation areas and listed buildings.

It is considered that the transport impacts of the development can be effectively managed through S106
clauses and conditions. The scheme is also considered acceptable in terms of its impact upon the
amenity of neighbouring occupiers.
It is considered that the current proposal represents an improvement in a number of key respects over
the nature of the residential use that could come forward pursuant to the exercise of permitted
development rights. In those circumstances, the amount of weight to be attached to the ‘fall back’
position is considered to be substantial, and sufficient to outweigh the failure to comply with
development plan policy that seeks to prevent the loss of employment floorspace.
The application is therefore recommended for approval subject to appropriate conditions and a S106
agreement.

OFFICERS REPORT
Reason for referral to PAC: Cllr Kind requested that the application be reported to the Planning
Applications Committee however in accordance with item (1) of the Committee’s terms of
reference, it is necessary to report this application to committee in any event as it relates to the
provision of dwelling houses where the number of dwelling houses to be provided is 10 or more.
1

SITE AND SURROUNDINGS

1.1

The site location is shown in Figure 1 below. The subject site can be described as a back-land
site. The site is accessed from Walnut Tree Walk via a gate underneath No.53 Walnut Tree
Walk and adjoins the rear gardens of properties in Walnut Tree Walk and Kennington Road.
The northern / north-western boundary of the site adjoins open space / a playground forming
part of the China Walk Estate. This estate is characterised by four storey blocks with mansard
style roofs.

1.2

The site is occupied by a part single storey, part two storey building with a central courtyard.
There are five car parking spaces within the site.

1.3

The site has previously been in use as B1 Use Class (offices) and this was confirmed through
the previous prior approval application (13/05154/P3JPA).

1.4

The site lies within the Walcot Conservation Area and adjacent to the Lambeth Walk and China
Walk Conservation Area. Adjoining properties include the Grade II listed buildings at 53, 54 and
55, 56 - 63, 64 - 65 and 66 Walnut Tree Walk and 104-112, 114-116, 118-120, 122 and 124 and
126 and 128 Kennington Road.

1.5

The site is within Flood Zone 3a as defined by the Environment Agency Flood Maps and benefits
from the River Thames tidal flood defences.

Figure 1: Site Location Plan

2

PROPOSAL

2.1

The application seeks full planning permission for demolition of the existing office building and
the redevelopment of the site to provide 10 self-contained flats. The scheme would provide 3 x
one bedroom units, 6 x two bedroom units and 1 x three bedroom unit. All of the units would be
for private sale.

2.2

The development would comprise two buildings arranged on either site of a central courtyard.
The building in the north western part of the site would adjoin the boundary of the site with the

adjacent China Walk housing estate. The area adjacent to this part of the site comprises
communal areas and a playground. The building in the south eastern part of the site, would
adjoin the boundaries with the rear gardens of properties in Kennington Road and Walnut Tree
Walk.
2.3

The north western building would be composed of two parts, a two storey section with a flat roof
at its southern end and taller section with a pitched roof at the northern end comprising two full
storeys with a further floor of accommodation within the roof space. The south eastern building
would have a two storey section at the southern end. This would have a pitched roof adjoining
the boundary of the properties in Walnut Tree Walk, the remainder of the roof being flat. The
northern part of the building would again comprise two full storeys with a pitched roof providing
a further floor of accommodation at roof level.

2.4

The proposed buildings would be constructed of London stock brick with grey slate roofs.
Timber windows and doors are proposed. These would have a grey painted finish, with grey
powder coated steel balcony railings to match. Green roofs would be provided on the flat roof
sections of the buildings.
No car parking is proposed within the site and the existing access off Walnut Tree Walk would
be amended to provide pedestrian and cycle access only. Cycle stores and refuse stores would
be provided alongside the access.

2.5

Amendments
2.6

Since the application was submitted a number of amendments have been made. These include
the following:











2.7

Reduction in the number of units from 11 to 10;
Changes to the mix of units;
Removal of the previously proposed basement accommodation;
Reduction in the footprint of the block in the south eastern part of the site;
Reconfiguration of internal layouts;
Introduction of rooflights to the flat roof of the north western building;
Timber cladding to window boxes changed to oxidised copper cladding;
Addition / enlargement of balconies;
Reconfiguration of the communal amenity space;
Relocation of the proposed refuse and cycle stores.
The current proposals are shown in Figures 2 – 8 below (note drawings are not to scale).

Figure 2: Proposed Ground Floor Plan

Figure 3: South West Elevation

Figure 4: North East Elevation

Figure 5: North West Elevation

Figure 6: South East Elevation

Figure 7: Courtyard Elevation North Block

Figure 8: Courtyard Elevation South Block

3

RELEVANT PLANNING HISTORY

3.1

15/04489/FUL: Demolition of office building and redevelopment to provide a 2.5 storey building
(comprising ground floor, first floor and second floor within the roof space) to provide 10 flats of
1 ,2 and 3 bedrooms dwellings. – Pending consideration

3.2

15/04355/P3O: Prior Approval for the Change of use from Office (Use Class B1(a)) to 8 self
contained flats (Use Class C3) comprising 4 x 1 bed, 3 x 2 bed and 1 x 2 bed maisonette
together with the provision of cycle, waste and recycling storage – Prior Approval Approved
22.10.2015

3.3

15/04343/FUL: Removal of 1 existing rooflight and installation of 13 new rooflights – Permitted
21.09.2015.

3.4

14/05670/FUL: Redevelopment of the site involving the demolition of the existing office buildings
and the erection of a linked residential building rising to three-storeys above ground level which
will contain twelve self-contained flats (3 x2-bed; 7 x 2-bed and 2 x 3-bed) together with
associated refuse and cycle storage – Refused 30.01.2015 – Appeal lodged but later withdrawn.

3.5

13/05154/P3JPA: Prior approval for the change of use of existing offices (Use Class) B1 to
residential use, comprising 4 x 1 bed flats and 2 x 2 bed duplex maisonettes cycle, waste and
recycle storage (Use Class) C3. Prior Approval Approved. 19.12.2013

3.6

05/03548/FUL: Installation of fume extract ducting at roof level sited at the roof junction of Units
3 and 4 together with associated alterations. Permitted 24.11.2015

3.7

89/00228/PLANAP: Redevelopment by the erection of a 1 and 2 storey courtyard building
comprising four Class B1 units (light industry on the ground floor office use above), together
with the provision of 5 car parking spaces and landscaping. Permitted 23.04.1990.

4

CONSULATIONS

4.1
4.1.1

Statutory Consultees
Environment Agency: No objection to the planning application as submitted, subject to
conditions being imposed on any planning permission granted. Without these conditions, the
proposed development on this site may pose an unacceptable risk to the environment. Advice
was provided in respect of flood risk, flood mitigation measures and groundwater and land
contamination. See section 6.7 below.

4.1.2

EDF Energy: No response received

4.2

Other Consultees

4.2.1

The following did not provide comments:

-

Vauxhall Society
Kennington, Oval, Vauxhall Forum
Association of Waterloo Groups
Friends Of Lambeth High Street Rec
Friends Of Archbishop's Park
Friends Of Hatfield Green
Friends Of Jubilee Gardens
Friends Of St John's Churchyard
Kennington Association Planning Forum
Kennington Cross Neighbourhood Association

-

Lambeth Estates Residents Association
South Bank Employers Group
Waterloo Community Development Group
Waterloo Quarter BID
South Bank Employers Group
Waterloo Community Development Group

4.2.2

Conservation and Design: No objection to the current proposals. Raised no objection to the
amended drawings showing the location of the proposed Photo Voltaic panels. Recommended
conditions in relation to materials and construction details.

4.2.3

Transport: No objection subject to a S106 to secure car free permits for all units except the three
bedroom family unit, provision of car club membership and conditions in relation to cycle parking,
closure of the existing vehicular access, Delivery and Servicing Management Plan, Construction
Management Plan. An on-site fire hydrant or details of an alternative means of access by fire
appliances to the rear of the site should be provided.
Further comments have been received which confirm that the width of the pedestrian access
within the site is acceptable, and that the submitted Construction Management Plan is
acceptable as a draft as it contains sufficient information to demonstrate that impacts of the
construction works can be managed in a satisfactory way (subject to a condition to secure a
final version). It has also been clarified that a Delivery and Servicing Management Plan will not
be required for a residential development of this scale.

4.2.4

Housing: Advised that a financial contribution would be preferable in this instance as the small
number of units would make it difficult to find a Registered Provider to purchase and manage
the units.

4.2.5

Tree Officer: Advised of the need to avoid potential conflict between the retention of the trees
adjacent to the site boundary and the amenity of future occupants of the development.
Recommended conditions in relation to tree protection and an Arboricultural Method Statement.
Further information has been provided in relation to the methodology used in preparing the tree
survey and in relation to the proposed tree protection measures. The Tree Officer is satisfied
with this information.

4.2.6

Flood Risk Officer: The submitted details are acceptable. No objection.

4.2.7

Sustainability Consultant: –
Following the submission of a revised Energy Statement, and further information in relation to
the installation of photo voltaic panels the proposals are considered to be acceptable subject to
conditions.

4.2.8

Design out Crime Officer: Initial comments raised concerns about the location of the cycle stores
close to the site entrance and the need for improved surveillance. It was also recommended
that a secondary controlled access door is provided at the entrance and lighting to Secured by
Design standards is provided to the access.
Following the submission of a revised Secured by Design statement the Design out Crime
Officer has confirmed that the document covers the required security standards for Secured by
Design. The officer suggests working with the developer at the build stage to ensure that any
site specific security issues or vulnerabilities are not overlooked.

4.2.9

Thames Water: No objections but recommended informatives be added to any permission in
relation to water pressure and connections to the mains sewer.

4.2.10 Neighbourhood Regeneration Project Manager: No response received.
4.2.11 Parks Project Officer (Ecologist): Advised that the area in which this application is situated is
particularly sensitive in terms of biodiversity. Following the submission of a Phase 1 Habitat
survey report he confirmed that the report has followed the standard and design expected for a
preliminary ecological assessment and statement. Confirmed that he would be happy to support
the application based on the findings of the report. Advised that although the site doesn’t appear
to have any substantive evidence of bats using the buildings, and certainly not the trees, the
applicants should assume the ‘precautionary principle’ approach in terms of how they proceed,
such as having robust protocols in place as to what to do if they do find any evidence bats are
using the development site once demolition and clearance works actually commence.
Further comments were provided in relation to the removal of the Rowan trees within the site:
Unless these Rowan trees can be equivocally shown to provide suitable bat roosting habitat,
either active or with potential, then it would be difficult to justify retaining them on that basis
alone. Likewise, for wild birds, if works to remove the trees are undertaken outside the normal
bird nesting season, then there would be no significant ecological impacts.
There should be to be suitable mitigation for the removal of any trees, such as new trees or
acceptable external landscaping, and additional mitigation which can be new bird and bat boxes,
and the installation of features within the building’s design that attract and can house birds.
4.2.12 Lambeth Working: No objection to the proposed Heads of Terms in relation to local employment
and training but advised that the Employment and Skills Plan should include a completed
‘Worksmart’ template.
4.2.13 London Fire and Emergency Planning Authority: Confirmed that the proposals in relation to fire
precautionary arrangements are satisfactory.
4.3

Adjoining owners/occupiers

4.3.1

A site notice was displayed from 18 August to 25 September 2015 and the application was
advertised in the local paper on 4 August 2015.

4.3.2

A further consultation was carried out in relation to the amended plans. Site notices were
displayed from 15 February to 11 March 2016 and a press advertisement was published on 19
February. In response to these consultations a total of 173 letters of representation have been
submitted.

4.3.3

173 letters of objections were received. A summary of the concerns raised is set out below:
Summary of objections
Response
Land Use
Loss of commercial floorspace
See section 6.1
Shortage of commercial floorspace in area
No marketing has been carried out
Building has not been used for residential purposes since the
prior approval was granted
Argument in relation to credible fallback position of prior
approval conflicts with viability argument

Summary of objections
Will result in the overcrowding / overfilling of the site
Proposals do not comply with the council’s backland policy
Affordable Housing
Affordable housing should be provided
Viability arguments questioned
Development of two high end houses would be viable
Vacant building credit is not relevant
Conservation and Design
Proposed building not in keeping with area
Scale, massing and height of buildings in appropriate
Proposed design conflicts with planning policies
Boundary treatments exceed 2 metres in height

Window detailing inappropriate – lack of glazing bars
Limited architectural detailing
Limited materials palette / cheap materials
Green roofs / flat roofs not in keeping with surrounding
properties
Balconies are not characteristic of the area
Proposed building is ugly and makes no architectural sense
Powder coated aluminium windows not appropriate in a
conservation area
Adverse impact on conservation area and listed buildings
Draft Walcot Conservation Area statement contradicted
Concerns about alterations to garden walls to adjacent listed
properties
Demolition of existing buildings inappropriate

Response
See section 6.2
See section 6.2

See section 6.1

See section 6.3

Existing
boundary
treatments are to
remain
See section 6.3

Windows will be
timber
See section 6.2
See section 6.2
See section 6.2

Standard of Residential Accommodation
Basement level amenity spaces will provide poor levels of light

Basements no
longer proposed
Balconies and other amenity spaces do not provide good quality See section
private space
Cramped communal courtyard
Poor outlook for future occupants
Front gardens should not count towards amenity space
Not included in
calculation
of
amenity space
Amenity
Overbearing impact upon houses in Walnut Tree Walk and See section 6.4
Kennington Road
Loss of light to adjacent properties in Kennington Road and
Walnut Tree Walk
Loss of light at 58 Walnut Tree Walk
Overlooking of adjacent properties
See section 6.4
Loss of privacy to gardens (Kennington Road, China Walk and
Walnut Tree Walk)

Summary of objections
Direct overlooking of 53 /59 Walnut Tree Walk
Overlooking from balconies
Potential use of green roofs as a terrace
Increased cooking smells and odours from additional bins
Proposals will result in light pollution to neighbouring properties
Increased noise and activity from additional flats
Extension of activity on the site to 24 hours per day
Use of access will detract from amenity of gardens of adjacent
properties
Nuisance from movement of bins for collection
Need for soft closing gate at site entrance
Transport
Proposal will exacerbate existing on street parking problems
The applicant is not offering a legal agreement to restrict access
to parking permits
The submitted parking survey is flawed
Narrow access due to siting of bike store
Concerns about parking of construction vehicles
Concerns about content of Construction Management Plan
specifically in relation to the narrow access to the site
Risks to safety resulting from construction traffic
Concerns about waste management and refuse storage
capacity
Loading of refuse vehicles on street

Response

See section 6.4
See section 6.4
See section 6.4

See section 6.5

See section 6.5
See section 6.5

See section 6.5

Trees, Biodiversity and Wildlife Habitats
See section 6.11
Impact upon trees in neighbouring gardens
Loss of protected Rowan tree from the site
Impact upon Willow tree in neighbouring
Damage to neighbouring properties and gardens and plants /
trees during construction
Impact upon wildlife habitat
Community Safety
Increased security risks to adjacent properties
See section 6.6
Loss of security from reduction in height of boundary walls
Location of bin adjacent to garden wall would enable access
into garden
Secured by Design Standards not met
Other
Impact of basement excavation on neighbouring properties and Basements no
boundary walls
longer proposed
Impact of vibrations from excavation on structural stability of
listed buildings
Concerns about how roofs are to be drained
Addressed
by
condition 17
Noise and disturbance during construction – conditions needed Addressed
by
to control hours of works
condition 5
Existing nuisance from foxes will be increased
See section 6.4
Insensitive siting of balcony overlooking playground and See section 6.6
potential impact on future development of China Walk Estate

Summary of objections
Non-compliance with policies of the Lambeth Local Plan 2015

Submitted reports not updated to reflect changes to proposals

Not material planning considerations
Reduction in height of boundary wall to the adjacent estate
Lack of consultation by applicant

Response
Addressed
throughout
report
Reports
considered
satisfactory

the

No
reduction
proposed
Not a statutory
requirement

4.3.4

Following the publication of the 12 April agenda, additional comments were received (including
comments from Cllr Kind). The comments are summarised and responded to at Appendix 1.

4.3.5

Following the deferral of the application a further period of public consultation was carried out
which ran from 5 May until 3 June 2016. This included a site notice and press advertisement as
well as letters to neighbours. Letters were sent to neighbours on 5 May and a site notice was
posted and a press notice published on 13 May. The application was advertised as a departure
from the development plan as part of this process (by means of the site notice and press
advertisement, noting that reference to the departure was also included in the letters to
neighbours). The comments received in response to this consultation are summarised and
responded to at Appendix 2.

5

POLICIES

5.1

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.

5.2

The National Planning Policy Framework was published in 2012. This document sets out the
Government’s planning policies for England including the presumption in favour of sustainable
development and is a material consideration in the determination of all applications.

5.3

The development plan in Lambeth is the London Plan (2015) and the Lambeth Local Plan
(September 2015). The Local Plan contains detailed development management policies and
site allocations and supersedes the Core Strategy (2011) and saved UDP policies (2007).

5.4

The current planning application has been considered against all relevant national, regional and
local planning policies as well as any relevant guidance. Set out below are those policies most
relevant to the application, however, consideration is made against the development plan as a
whole.

5.5

The London Plan (2011) (as amended)
Policy 3.3: Increasing Housing Supply
Policy 3.4: Optimising Housing Potential
Policy 3.5: Quality and Design of Housing Developments
Policy 3.8: Housing Choice
Policy 3.9: Mixed and Balanced Communities
Policy 3.12: Negotiating Affordable Housing on Individual Private Residential and Mixed Use
Schemes

Policy 4.4: Managing Industrial Land and Premises
Policy 5.2: Minimising Carbon Dioxide Emissions
Policy 5.3 - Sustainable Design and Construction
Policy 5.7 - Renewable Energy
Policy 5.12: Flood Risk Management
Policy 6.3: Assessing Effects of Development on Transport Capacity
Policy 6.9: Cycling
Policy 6.13: Parking
Policy 7.1: Lifetime Neighbourhoods
Policy 7.3: Designing Out Crime
Policy 7.4: Local Character
Policy 7.6: Architecture
Policy 8.2 - Planning Obligations
Policy 8.3: Community Infrastructure Levy
5.6

Lambeth Local Plan (2015)
Policy ED2: Business, industrial and storage uses outside KIBAs
Policy EN1: Open space and Biodiversity
Policy EN4: Sustainable Design and Construction
Policy EN5: Flood Risk
Policy EN6: Sustainable Drainage Systems and Water Management
Policy EN7: Sustainable Waste Management
Policy H1: Maximising Housing Growth
Policy H2: Delivering Affordable Housing
Policy H5: Housing Standards
Policy Q2: Amenity
Policy Q3: Community Safety
Policy Q5: Local Distinctiveness
Policy Q6: Urban Design: Public Realm
Policy Q7: Urban Design: New Development
Policy Q8: Design Quality: Construction Detailing
Policy Q9: Landscaping
Policy Q10: Trees
Policy Q12: Refuse/Recycling Storage
Policy Q13: Cycle Storage
Policy Q14: Development in Gardens and on Backland Sites
Policy Q15: Boundary Treatments
Policy Q20: Statutory Listed Buildings
Policy Q22: Conservation Areas
Policy T1: Sustainable Travel
Policy T3: Cycling
Policy T8: Servicing
Policy T7: Parking

5.7

Supplementary Planning Documents
Lambeth S106 Planning Obligations Supplementary Planning Document 2012
Lambeth Draft Revised S106 Planning Obligations Supplementary Planning Document July
2013
London Plan Housing SPG (2016)
Housing Standards Minor Alterations to the London Plan March 2016
Mayor of London’s Sustainable Design and Construction SPG (2014)
Mayor of London’s SPG: The Control of Dust and Emissions During Construction and Demolition
2014

5.8

Additional Guidance:
Lambeth Refuse and Recycling Storage Design Guide (2013)
Lambeth Parking Survey Guidance Note

6

ASSESSMENT

6.1

Land Use

6.1.1

Loss of Employment Floorspace

6.1.2

The site is not located within a designated Key Industrial or Business Area (KIBA) but it has
previously been in use as offices (Class B1(a)). Parts of the building have since that time come
into residential use. The nature of that residential use and the circumstances in which it has
come about are explained in more detail at paragraph 6.1.22 below. Although the building is
presently de facto in residential use, officers have considered it appropriate nonetheless to
assess the proposal against development plan policy relating to loss of employment floorspace,
in particular Local Plan Policy ED2. Local Plan Policy ED2 states that the loss of land or
floorspace in business, industrial or storage (B class) use, or in employment-generating sui
generis use, will not be supported, unless clear and robust evidence is submitted which shows
there is no demand for the floorspace.

6.1.3

No marketing evidence was submitted to demonstrate that there is no demand for the continued
use of the premises for employment generating uses. Officers had requested the submission of
marketing evidence. The applicant did not submit marketing evidence because they believed
this not to be necessary in view of the fallback position provided by the prior approvals for
change of use from office to residential.

6.1.4

Acceptability of Residential Use

6.1.5

Local Plan policy H1 sets out the requirement to provide additional dwellings across the borough
in line with London Plan targets. The provision of additional residential units is therefore
supported in principle.

6.1.6

The site is located within a predominantly residential area and directly adjoins the gardens of
nearby residential properties. The proposed residential use is therefore considered to be
generally compatible with surrounding uses.

6.1.7

Local Plan Policy H4 refers to the housing mix in new developments and states that the council
will support proposals which offer a range of dwelling sizes and types to meet current and future
housing needs. It goes on to state that for market housing, a balanced mix of unit sizes including
family-sized accommodation should be provided. The supporting text to this policy at paragraph
5.21 states that in proposals will be expected to demonstrate that the provision of family –sized
units (having three or more bedrooms) has been maximised. The current proposal for 10 units
would provide the following mix of unit sizes: 3 x one bed; 6 x two bed; 1 x three bed. This mix
is considered to be acceptable having regard to the constraints of the site. The provision of a
greater number of three bedroom or more units would place additional demands upon parking
on street and therefore in this instance one family sized unit is considered to be the maximum
that could reasonably be provided on this site.

6.1.8

Affordable Housing

6.1.9

Local Plan Policy H2 seeks the provision of affordable housing on sites of at least 0.1 hectares
or capable of accommodating 10 or more homes. It is considered that the site is capable of

accommodating 10 or more units and therefore the provisions of Policy H2 are applicable in this
instance. Part (ii) of the policy states that on sites providing fewer than 10 units a financial
contribution towards the delivery of off-site affordable housing will be sought in line with the
council’s preferred methodology. Local Plan policy relating to the provision of affordable
housing is expressly subject to consideration of the viability of the scheme.
6.1.10 Since the application was deferred from the April Committee there has been a change in national
level planning policy in relation to affordable housing contributions in relation to sites defined
under that policy as ‘small’. This follows the judgment of the Court of Appeal on 11 May 2016
in the West Berkshire litigation. Following the judgment of the Court of Appeal, the government
amended the Planning Practice Guidance to provide that the Written Ministerial Statement of 28
November 2014 (which had originally introduced the ‘small site’ policy) should be taken into
account when determining planning applications. Paragraph 031 of the guidance now states
that contributions should not be sought from developments of 10 units or less, and which have
a maximum combined gross floorspace of no more than 1000 sqm. Under the Lambeth Local
Plan, proposals with 10 units or more are not treated as ‘small sites’ for the purposes of the
relevant development plan policy. As noted elsewhere in this report, it is not considered feasible
in this case to have sought on-site provision of affordable housing, given the relatively small
scale of the site and the likely difficulties in finding a registered provider to take on any units that
were to be provided. Local Plan policy H2(b) contemplates that an in lieu contribution may be
considered in exceptional circumstances. For this reason, the viability of the scheme was
examined by reference to the provision of an in-lieu contribution. However, in the light of officers’
assessment in relation to viability (as explained below) it is not considered necessary to have to
address further the question of the interaction between the Written Ministerial Statement and
the application of Local Plan policy H2 when assessing whether the scheme as approved would
need to include provision for on-site affordable housing or a financial contribution in lieu of such
provision.
6.1.11 The applicant has sought to demonstrate, through a viability assessment, that the provision of
affordable housing would not be financially viable. The submitted report has been reviewed by
BNP Paribas. Some of the assumptions made by the applicant, including the Baseline Land
Value, were queried by BNP Paribas and alternative values were adopted to represent a more
realistic assessment. The construction costs cited by the applicant have been reviewed by a
specialist cost consultant. This review has shown that the costs cited in the appraisal are
reasonable. The viability appraisal contains two scenarios one with a level of developer profit
that is generally accepted as standard in such appraisals and one with a lower level of profit.
The outcome of the appraisal indicates that the scheme would result in a deficit in both scenarios
but with a reduced deficit in the case of the lower profit level.
6.1.12 The viability assessment submitted by the applicant included an off-site affordable housing
contribution of £100K. In view of the outcome of the viability assessment showing the scheme
to be in deficit allowing for a contribution of £100K, officers considered whether a lower financial
off-site contribution would be able to be supported and asked BNP Paribas to advise
accordingly. The result of this analysis is that the scheme is not considered able to support any
affordable housing contribution, even if the lower profit percentage were to be applied (and
neither would the scheme be able to support any level of on-site provision, had this been
sought). In those circumstances, in view of the outcome of the viability assessment and the
independent review of this, it is not considered that the failure to provide affordable housing in
the form of either on-site affordable housing or an off-site financial contribution would amount to
a valid reason for refusal of planning permission. The recommendation does not therefore
extend to the provision of affordable housing or a contribution in that respect.
6.1.13 Supporting paragraph 5.14 of the Lambeth Local Plan states that review mechanisms may be
used to maximise affordable housing output by putting in place provisions for re-appraising the
viability of schemes or phases in order to capture any uplift in value due to a delayed planning

implementation and / or a phased build out of a major scheme or other changes affecting
financial viability. In this instance the scheme is not of such a scale that it would be implemented
in phases however it is considered appropriate to consider any uplift in value that might arise
from a delay in implementing the permission. Consideration of the use of review mechanisms
is also supported by the London Plan. Having regard to the additional statement provided by
the applicant in relation to viability review mechanisms and the advice subsequently received
from BNPP on this matter it is recommended that a review clause is included in the S106
agreement. The applicant would be willing to agree to such a review clause. In view, though,
of the points of difference between the development plan and the Written Ministerial Statement
as regards provision of affordable housing relating to a site of 10 units, as noted above,
Members are advised to satisfy themselves that the inclusion of the review clause would not be
a ‘critical factor’ in deciding whether or not to resolve to grant planning permission. The review
mechanism would need to be expressed to operate subject to prevailing development plan
policy at the relevant time, and would operate as follows:
-

If the construction of the new development has not been commenced within 18 months of
the date of the permission a review of the scheme’s viability and ability to provide an offsite affordable housing contribution shall be carried out.

-

If as a result of this review it is found that the scheme would generate a surplus (above the
developer’s profit) a contribution shall be provided of an amount equivalent to 50% of the
surplus.

6.1.14 Density
6.1.15 London Plan Policy 3.4 provides guidance in relation to the density of development and sets out
recommended density ranges at Table 3.2. For an Urban area with a PTAL of 4 to 6 the
recommended density ranges are 70 - 260 units per hectare (for units of 2.7 – 3 habitable rooms)
and 200-700 hr/ha.
6.1.16 The proposed scheme lies within an area with a PTAL of 4 and would provide 10 units with 28
habitable rooms (2.8 habitable rooms per unit on average) on a site area of 0.077ha. This would
yield a density of 129.87 units per hectare or 363.63 habitable rooms per hectare. The density
of development therefore falls comfortably within the recommended range.
6.1.17 The Fallback Position and the Weight to be Attached to It
6.1.18 As indicated in the relevant planning history section (3) of this report, prior approval was given
in 2013 and in 2015 for the change of use of the buildings from office to residential use under
the permitted development rights applying at the time of each application (13/05154/P3JPA
permitted on 19.02.2013 and 15/04355/P3O permitted on 22.10.2015). The permitted
development rights that applied in 2013 were contained in Class J of the 1995 General Permitted
Development Order. The permitted development rights that applied in 2015 were contained in
Class O of the 2015 General Permitted Development Order. The basic principle of both classes
of these permitted development rights is that a change of use from office use to residential use
would be allowed to proceed in certain circumstances without an application for full planning
permission having to be submitted and approved. Provided that the requirements for the
exercise of the relevant class of permitted development rights are satisfied, the local planning
authority cannot object to the principle of the change of use. The local planning authority’s role
is restricted to those matters for which prior approval is required to be given in order for those
permitted development rights to be exercised. Further, the scope of the matters that can be
considered in connection with a prior approval application is limited to the matters stipulated in
the relevant legislation.

6.1.19 The ability of the applicant to change the use to residential (C3) under permitted development
rights were planning permission not to be granted, that is, the ‘fallback’ position, is capable of
being a material planning consideration in the determination of the present application.
6.1.20 In order to determine whether the fallback position constitutes a material consideration in this
case, and if so, the degree of weight that should be attached to it, it is first necessary to consider
whether there is a realistic prospect of the fallback position coming into being, or whether it is
no more than a theoretical possibility..
6.1.21 The position in relation to the two prior approval schemes is considered below.
6.1.22 A site inspection was carried out on 24 March 2016 which indicated as follows. The building
has been subdivided into units in accordance with the approved plans under the 2013 Prior
Approval with the exception that in part of the building there is a single unit over two floors rather
than two units on separate floors as shown on the approved plans for the 2013 Prior Approval.
Three of the units had been fitted out but the internal layouts were not as shown on the approved
plans for that prior approval. The remaining unit had not been fitted out at all at the time of the
site visit and was being used for storage. The units that had been fitted out were occupied at
the time of the inspection by live-in ‘guardians’ who were understood to be occupying pursuant
to licence arrangements. In the view of officers, the works that would be required to bring the
internal configuration of the building fully into accordance with the approved plans for the 2013
Prior Approval, namely the installation of further internal partitions and other minor works, would
not be onerous and would be readily able to be carried out. .
6.1.23 The 2015 Prior Approval was granted in respect of Class O permitted development rights. In
April 2016 the government amended the duration of Class O permitted development rights to
require schemes for which prior approval is given to be carried out within 3 years of the date of
the prior approval. This was in place of the original ‘long stop’ requirement to have exercised
Class O rights before 31 May 2016. It is officers’ understanding that this amendment to the
legislation needs to be read as extending back to prior approvals that have been granted in
connection with Class O before the date of coming into force of the amending legislation in April
2016. The 3 year period in the case of the 2015 Prior Approval would not expire until 22 October
2018. Given (i) the nature and extent of the works that have been carried out to date in
comparison with the terms of the 2013 Prior Approval (ii) that as at 24 March 2016 all but one
of the units in the building were noted on inspection to be being occupied by live-in guardians
with the remaining unit in use for storage and (iii) officers’ understanding of the life span of the
Class O rights, in officers’ view, the fallback position, as it exists under either the 2013 Prior
Approval or the 2015 Prior Approval, must be regarded as more than a theoretical possibility
and is therefore a material consideration in the determination of the application.
6.1.24 In considering the degree of weight to be attached to the fallback position as a material
consideration, it is necessary to compare the merits of the two prior approval schemes with
those of the current proposal.
6.1.25 The table below shows the number and size of the units in each of the prior approval schemes
and the current application:
6 Unit Prior Approval
8 Unit Prior Approval
Current Application
13/05154/P3JPA
15/04355/P3O
4 x 1 bed flats and 2 x 2 bed 4 x 1 bed, 3 x 2 bed and 1 x 2 bed 3 x one bedroom units, 6 x two
duplex maisonettes
maisonette
bedroom units and 1 x three
bedroom unit.

6.1.26 The current proposal would provide 10 units compared with either 6 or 8 units in the prior
approval schemes. The current application would also provide one family sized unit whereas
both prior approval schemes would provide only one and two bedroom units.
6.1.27 In both of the prior approval schemes all but one unit would be single aspect with windows facing
into the courtyard only, however it is noted that permission has also been granted for rooflights
to provide additional light to these units. The current application would provide dual aspect
accommodation and is supported by an assessment which indicates that satisfactory levels of
sunlight and daylight would be provided in all units.
6.1.28 In the 2015 Prior Approval scheme one unit would have an undersized kitchen/ living / dining
area when compared with London Housing standards and some units would have awkwardly
shaped rooms. The current scheme would meet all of the relevant unit and room size standards
including provision for storage. In addition all of the units in the current scheme would have
access to a private external amenity space, whereas no such provision was included in either
of the Prior Approval schemes.
6.1.29 In the current scheme one unit would be designed to be fully wheelchair accessible and the
remainder of the units designed to wheelchair adaptable standards. In the prior approval
schemes it would not be possible to secure these standards.
6.1.30 Whilst not specific to the application site there are a number of additional benefits that could be
secured through an application for planning permission as compared with a prior approval
scheme. These include energy efficiency and water efficiency measures, sustainable drainage
systems and compliance with Secured by Design standards. It is also possible to secure
planning obligations which are necessary in planning terms but which are outside the scope of
the matters that the legislation allows to be addressed under a prior approval scheme.
6.1.31 In view of the above considerations it is considered that the current proposal would provide a
better quality of development overall than either the 2013 Prior Approval scheme or the 2015
Prior Approval scheme.
6.1.32 Further, in officers’ view, the extent of the differences between the current proposal and the
2013/2015 Prior Approval Schemes, as evaluated above, is such as to mean that substantial
weight should be attached to the fallback position as a material consideration. Whether, overall,
there are material considerations in this case that are sufficient to outweigh any non-compliance
with development plan policy is returned to below after other aspects of the current scheme
have been assessed. On the question of loss of employment floorspace specifically, one further
matter needs to be considered, as set out below.
6.1.33 Differences Between the Current Scheme and Application 14/05670/FUL in Relation to Loss of
Employment Floorspace
6.1.34 As can be seen from the relevant history section (3) of this report; planning permission was
refused for the change of use of the property to residential on 30.1.2015, following a Prior
Approval decision relating to the use of the property as 8 flats on 22.10.2015 (para 3.2). There
were nine reasons for refusal, including:
o
o
o

lack of affordable housing and demonstration to show that the scheme was unviable;
poor outlook/privacy for the proposed units, and inadequate private and communal
amenity space;
overbearing impact on neighbouring occupiers at 57, 58 and 59 Walnut Tree Walk and
22 Kennington Road;

o
o
o
o
o

loss of privacy to the gardens of properties at 60 Walnut tree Walk and 22 Kennington
Road;
poor and cramped layout, dominance of walkways and poor detailing;
absence of a comprehensive tree survey;
insufficient information in relation to energy efficiency;
absence of a legal agreement to secure restrictions on eligibility for parking permits.

6.1.35 Reason nine for refusal stated as follows:
‘The proposed conversion of the building would result in the loss of floorspace last used for
employment purposes and it has not been adequately demonstrated, through marketing
evidence, that this floorspace is surplus or unsuitable for continued employment use. The
proposal is therefore contrary to Lambeth Core Strategy Policy S3 and Policies 21 and 23 of the
Lambeth Unitary Development Plan (2007) Policies saved beyond 5 August 2010 and not
superseded by the Core Strategy (2011).’
6.1.36 At the time of determination of this application, the terms of Class O were still subject to the
‘long stop’ date requiring the change of use to have begun by 31 May 2016. The present
application needs to be considered against the matters outlined at 6.1.21 and 6.1.22, which
were not matters that fell to be addressed at the time of consideration of the earlier application.
With regard to the other reasons for refusal, it is considered that these have been addressed
through the current scheme and the amendments that have been made in the course of the
application. These issues are discussed in more detail in the relevant sections of this report.
6.2

Design and Conservation

6.2.1

Local Plan Policy Q5 seeks development which reflect the local distinctiveness of the area and
states that proposals should respond to the positive aspects of the local context in terms of
urban block and grain, pattern of space and relationship, townscape/landscape character; built
form (bulk, scale, height and massing) including roofscapes; siting, orientation and layout and
relationship with other buildings and spaces; materials; and quality of architectural detailing.
Where development proposals deviate from locally distinct development patterns, applicants will
be required to show in their design statements that the proposal clearly delivers design
excellence; and will make a positive contribution to its local and historic context.

6.2.2

Policy Q7 of the Lambeth Local Plan seeks new development of a high quality design, with a
bulk, scale/mass, siting, building line and orientation which preserves or enhances the prevailing
local character. The policy also requires that the development is built of durable, robust, lowmaintenance materials; includes well considered windows and doors, and any vehicular access,
parking or servicing is designed so as to be well related to the adjacent area and minimise
impact on amenity and be visually attractive.

6.2.3

Local Plan Policy Q14 sets out the requirements of development on backland sites. The policy
states that new buildings will only be supported where the replacement buildings are sited to
maintain or improve upon existing neighbour relationships; any increases in height (in relation
to existing development on the site) will not have any adverse impact; forms and heights remain
subordinate to the built context; existing accesses are maintained and adequately provide
pedestrian access, vehicle turning and access for fire appliances and that access arrangements
will cause no nuisance.

6.2.4

Whilst the proposal comprises a backland development in respect of the site’s relationship with
surrounding properties, the site has been previously developed and the current proposal relates
to the replacement of these existing buildings. The site is currently occupied by a building which
ranges in height from one to two storeys with a variety of roof forms. The part of the building
located in the south eastern corner of the site is single storey with a pitched roof and the part of

the building located adjacent to the eastern boundary provides two floors of office
accommodation with the upper floor contained within a steeply pitched mansard style roof with
dormer windows facing into the centre of the site. At the northern end of the site the building is
one storey in height with a pitched roof and the part of the building which adjoins the north
western boundary is two full storeys in height with a pitched roof. Surrounding properties to the
north, east and south of the site, in Walnut Tree Walk and Kennington Road, are mostly three
storey terraced houses, many containing accommodation in the roof space served by dormer
windows and accommodation at lower ground floor level. The buildings to the north west of the
site are four storey flat blocks with mansard style roofs.
6.2.5

The proposed development would comprise two buildings of predominantly two storeys in
height. The massing of the buildings would be varied by the use of flat and pitched roof sections.
At the south eastern corner of the site the eaves of the building would step down to single storey
level on the boundary with properties in Walnut Tree Walk. The southern part of the building on
in the north western part of the site would comprise two storeys with a flat roof, with part of the
first floor set in from the site boundary. The northern sections of both buildings would comprise
two storeys with pitched roofs and accommodation within the roof spaces.

6.2.6

The increase of approximately 2.9m in overall roof heights on parts of the site is largely due to
the introduction of more steeply pitched roofs than those of the existing buildings. It should also
be noted that the built mass at the northern end of the site has been reduced, when compared
with the existing building, by siting the buildings further away from the boundary, with a gap
between the two buildings, and the creation of private gardens in this area. In the south eastern
corner of the site the extent of built development has also been reduced compared with the
footprint of the existing building. This now allows space between the proposed building and the
eastern site boundary. The overall bulk, scale and mass of the building is considered appropriate
to the site context.

6.2.7

The proposed buildings would adopt a simple design approach and would make use of stock
brickwork and slate roofs. The roof forms are considered to be sympathetic to the context
provided by surrounding developments. The detailing of the building in terms of window, doors
and balconies is understated and contemporary. This reflects the long-established principle that
contextual contemporary design can be successful in sensitive heritage locations. Indeed, the
government’s national planning policy framework (2012) states that local planning authorities
should not dictate the architectural style of a development. The detailed design approach is
therefore considered acceptable. Should planning permission be granted it is recommended
that further drawn details of the proposed materials, windows and other construction detailing
are secured by a condition.

6.2.8

The impact upon the amenity of neighbouring occupiers is discussed in more detail in Section
6.5 below. It is considered that the proposed development would maintain a satisfactory
relationship with neighbouring occupiers and therefore complies with Policy Q14.

6.2.9

The existing access to the site would be retained as part of the development scheme but would
be closed to vehicular traffic. The proposed access arrangements for the development are
considered acceptable and the cessation of vehicular access into the site would remove the
impacts upon residential amenity that current vehicular access into the site could have. The
suitability of the access is also discussed in more detail under Transportation below.

6.2.10 Policy Q15(a) of the Local Plan states that the council will seek to retain boundary treatments
that are characteristic of the immediate locality, are historically unique or contribute to local
distinctiveness. Clause (b) of the policy sets out the requirements for replacement boundary
treatments and states that the council will expect (i) replication of positive locally distinct
boundary treatments and a sympathetic response to its context in terms of height, design and
appearance. Points (ii) – (v) set maximum height requirements for new boundary treatments

including a requirement that boundaries between rear gardens and yards are not to exceed 2
metres. Part (c) goes on to state that the raising in height of existing boundaries will only be
supported where it is undertaken in a well designed and carefully detailed manner which is
consistent with local character and not discordant.
6.2.11 The application site adjoins the gardens of properties in Walnut Tree Walk and Kennington Road
and also has a boundary with the New China Walk Estate. The boundaries to all of these
properties comprise brick walls of varying heights. The applicant has confirmed that it is not
proposed to demolish any of the existing boundary walls. There is therefore no conflict with part
(a) of policy Q15.
6.2.12 It is noted that the walls of the proposed building would directly abut the existing boundary walls.
However, it is not considered that the requirements of Policy Q15 in relation to the height and
design of replacement boundary treatments are applicable in relation to situations where the
walls of a building form the boundary treatment or are located close to the site boundary. The
increase in the height of the proposed buildings compared with that of the existing building has
been considered in the context of the relevant policies in relation to both design and amenity.
6.2.13 Policies Q12 and Q13 set out the requirements for refuse and recycling storage and cycle
storage respectively. The location and layout of the proposed refuse and recycling and cycle
storage is shown on drawing 4393/P/221 L. This shows two bike stores and a refuse store and
a recycling store located adjacent to the pedestrian path providing access to the proposed flats.
The location and layout of these facilities is considered to be generally acceptable in terms of
capacity and ease of use for residents of the development. The storage facilities would be set
back approximately 9.5m from the site entrance and planters would be provided as part of the
design in order to soften the appearance of the structures. It is therefore considered that the
visual impact of the structures is satisfactory subject to the submission of further details in
relation to the proposed materials and construction which can be secured by conditions. The
submission of such details would also ensure that the storage facilities are of robust construction
and meet the relevant requirements in terms of security and maintenance.
6.2.14 It is noted that reason for refusal 6 of application 14/05670 stated that ‘due the cramped layout
of the development, the dominance of the proposed walkways and stair structure within
courtyard and the poor detailing of the proposed building, the proposal would not provide the
high standard of design expected in new developments’. The current design is substantially
different in its design approach and detailing and it is considered that this reason for refusal has
been addressed.
6.2.15 Impact on Heritage Assets
6.2.16 The site is located within the Walcot Conservation Area and adjoins the Lambeth Walk and
China Walk Conservation Area. The location and extent of these conservation areas is shown
below:

Figure 9: Walcot Conservation Area (9); China Walk & Lambeth Walk Conservation Area (50)
6.2.17 The site also lies in close proximity to the Grade II listed buildings at 53, 54 and 55, 56 - 63, 64
- 65 and 66 Walnut Tree Walk and 104-112, 114-116, 118-120, 122 and 124 and 126 and 128
Kennington Road.
6.2.18 In accordance with S72 of the Planning (Listed Buildings and Conservation Areas) Act 1990,
and reflecting the applicable case-law including the Barnwell Manor case, it is necessary to have
special regard to the desirability of preserving or enhancing the character or appearance of the
conservation area. Local Plan policy Q22 states that development proposals affecting
conservation areas will be permitted where they preserve or enhance the character or
appearance of conservation areas by respecting and reinforcing the established, positive
characteristics of the area in terms of the building line, siting, design, height, forms, materials
joinery, window detailing and protecting the setting (including views in and out of the area).
6.2.19 In accordance with S66 of the of the Planning (Listed Buildings and Conservation Areas) Act
1990 and reflecting the relevant case-law noted above, where the setting of a listed building
may be affected, it is necessary to have special regard to the desirability of preserving the setting
of these buildings. Local Plan Policy Q20 states that development affecting listed buildings will
be supported where it would conserve and not harm the significance / special interest or setting.
6.2.20 An assessment of the impact of the proposals on each heritage asset or group of heritage assets
is set out below.
Walcot Conservation Area
6.2.21 The Walcot Conservation Area is characterised by residential development with attractive
garden squares. Examples of residential development in the conservation area include the
grand houses in Kennington Road dating from around 1800 and the early mid-18th century
properties in Walnut Tree Walk. The whole of the site lies within this conservation area.
6.2.22 It is considered that the existing building is modern, modest and understated. Due to its siting
and screening, views of the current building from public vantage points within the Walcot
Conservation Area are limited. Furthermore the building is relatively modern which means it
does not have historic interest. It is considered that the building on the site neither harms nor
enhances the special interest of the Walcot Conservation Area – it makes a neutral contribution.
There is no objection in principle to their demolition and replacement so long as the replacement
buildings make no worse an impact and are otherwise acceptable.

6.2.23 The scale and massing of the proposed buildings including the increased height of the buildings
in close proximity to the site boundaries are considered to respect the scale of development
within the surrounding area and the roof forms would be sympathetic to their context. The
contemporary design approach and choice of detailing is also considered to be appropriate,
including the changes to the proposed balconies which were introduced in the most recent
amendments to the scheme. The proposed design approach would allow the scheme to be read
as a discrete contemporary element when viewed against the backdrop provided by the
surrounding historic buildings within the Walcot Conservation Area.
6.2.24 A draft character appraisal for the Walcot Conservation Area was recently prepared by the
Conservation & Urban Design team. That document is guidance only and should not be
considered to have the same weight as planning policy. The draft document has been out to
consultation and is expected to be finalised in the autumn of 2016. Until finalised the document
has limited weight. Comments have been received from local residents which state that the
proposals conflicts with the draft document. However, officers do not agree. Paragraph 4.1 of
the draft character appraisal in relation to capacity for change in the conservation area states:
“There are no significant development opportunities within the conservation area, and the
absence of vacant sites means opportunities for development are limited. Opportunity for
enhancement lies with the sensitive restoration of lost or inappropriate boundary treatments,
architectural detailing, the replacement/refurbishment of buildings that have been deemed to
make a neutral contribution”.
Officers do not consider the site at 52 Walnut Tree Walk provides ‘significant development’
opportunities. Whilst the site is considered to be capable of accommodating 10 residential units
its scale is not considered to be significant in the broader context of development within the
borough. It is however considered that the scheme would replace a building that makes a neutral
contribution to the character of the conservation area as referred to above and as such
represents the type of development opportunity identified by the draft character appraisal.
Lambeth Walk and China Walk Conservation Area
6.2.25 The Lambeth Walk and China Walk conservation area is predominantly residential in character
and represents an important part of the historic working class quarter of North Lambeth. It is
characterised by examples of 19th century townscape and interwar council housing. The part of
the conservation area immediately adjoining the application site contains the China Walk Estate,
which comprises six five storey blocks of neo-Georgian design. The boundary of the
conservation area aligns with the north west boundary of the application site.
6.2.26 The existing building presents a blank flank wall to the edge of the Lambeth Walk and China
Walk Conservation Area together with a high brick wall along the remaining part of the boundary.
The projecting dormer features of the existing building are visible in oblique views from the open
areas within the adjacent estate. The existing building is considered to make a neutral
contribution to the setting of the Lambeth Walk and China Walk Conservation Area. The bulk,
scale and massing of the proposed development are considered appropriate in the context of
the taller buildings within the adjacent estate and in comparison with the elements of the existing
building which are visible from the adjacent conservation area. The contemporary design
approach is also considered appropriate in this context.
Grade II Listed buildings in Walnut Tree Walk and Kennington Road
6.2.27 The relevant listed buildings to be considered nos. 53, 54 and 55, 56 - 63, 64 - 65 and 66 Walnut
Tree Walk and nos. 104-112, 114-116, 118-120, 122 and 124 and 126 and 128 Kennington
Road. The location of these listed buildings is shown below:

Figure 10: Location of Listed Buildings
6.2.28 The adjoining listed buildings in Walnut Tree Walk comprise nos. 54 and 55 (early – mid 19th
Century), nos. 56 – 63 (early 19th Century). All of these properties are three storeys in height,
with semi -basements, the properties at nos. 56– 63 also having attics. The listed properties in
Kennington Road include the pairs of mid-18th century properties at nos. 104-112, 114 -116,
118-120 all of which are three storeys in height with attics and semi-basements. The property
at no. 122 comprises a large scale 18th century property of three storeys with attic and semibasement. The group of properties at nos.124, 126 and 128 are also from the 18th century and
comprise three storeys with basements noting that no. 124 has a slated mansard roof with
dormers. The dates referred to above are as stated in the relevant list descriptions.
6.2.29 The listed buildings form two rows of development situated to the south east (Walnut Tree Walk)
and west (Kennington Road) which are substantially taller than the existing and proposed
building on the site. The upper floor windows of listed buildings therefore overlook the
application site. In these views the proposed development would mainly be viewed in the
established mature garden setting with taller buildings beyond. The bulk, scale and massing of
the development is considered to be appropriate in this context. As noted above the
contemporary design approach is considered to be an appropriate design response for the site.
6.2.30 Concerns have been raised by neighbouring occupiers regarding the potential loss of boundary
walls adjoining the site during construction – especially within the curtilage of the listed buildings
where the boundary walls may also be protected by that listing. However, the applicant has
confirmed that the boundary walls are to be retained. Should planning permission be granted it
is recommended that a condition is applied requiring the submission and approval of detailed
drawings showing the interface between the proposed development and the retained boundary
walls together with details of any works of making good. If a scenario arises where a listed wall
will be affected the demolition or alteration listed building consent will be required.
Evaluation of Heritage Statements
6.2.31 A heritage statement by The Architectural History Practice Ltd (referred to hereafter as the AHP
statement) has been commissioned by local residents who object to the proposals. It has been
provided by a heritage consultant and provides a critique of the applicant’s Heritage
Statement. The AHP statement submitted on behalf of local residents notes that the applicant’s
heritage statement (prepared by the Heritage Collective and referred to hereafter as the HC
statement) considers the existing building on the site to make a neutral contribution and agrees
with this conclusion however the findings of the HC statement in relation to the impact of the
proposed building are disputed. The AHP statement argues that the proposed development

would detract from the heritage assets due to its inappropriate scale and that the additional
height and massing would challenge the heritage assets and cut off views towards and between
them. The statement disagrees with the HC statement in respect of its conclusion that the
development would enhance the conservation area and setting of listed buildings.
6.2.32 The AHP statement argues that Photo Voltaic panels are inappropriate and that the proposed
landscaping would not mitigate against the negative impacts of the development. The AHP
statement also argues that views across the conservation area have not been addressed and
that the HC statement understates the significance of the backs of the listed building. The
statement also states that the dates of some of the buildings quoted in the list descriptions are
incorrect.
6.2.33 That document has been assessed by the Conservation & Urban Design team who have
concluded that it raises no issues that have not already been identified through the application
assessment. Officers have reviewed the points raised in the AHP assessment and analysis of
these is provided below.
6.2.34 Officers agree that the existing buildings on the site make a neutral contribution to the character
of the Walcot Conservation Area in which it sits and so would not accept the applicant’s
contention that the proposals would enhance the character and appearance of the conservation
area. However, for the reasons set out above officers have concluded that the proposed
development would preserve the character and appearance of the Walcot Conservation Area
and the setting of the Lambeth Walk and China Walk Conservation Area. Officers consider the
proposed buildings to be subordinate to the surrounding buildings and appropriate in their bulk
scale and massing and do not agree with the AHP statement’s assertion that these would
challenge the surrounding heritage assets. Whilst the proposed buildings would be visible in
views towards and between the nearby listed buildings this impact is not considered to be
harmful.
6.2.35 With regard to the Photo Voltaic panels these would be installed on a contemporary building
and would be seen in the context of the roof of this building. Whilst these would be visible in
views from the upper floors of some neighbouring properties they would not be prominent from
public viewpoints, being set behind the roof parapets. As such it is not considered that the
proposed PV panels would be harmful to the character and appearance of the Walcot
Conservation, the setting of the Lambeth Walk and China Walk Conservation Area or the setting
of the listed buildings in Walnut Tree Walk and Kennington Road. In relation to the use of
landscaping to mitigate the impacts of the development, officers have concluded that the
development does not result in harm to any of the identified heritage assets and as such
mitigation measures are not required, however the proposed landscaping is considered to
provide an appropriate setting to the development. It is noted that the AHP statement considers
that the HC assessment understated the importance of the backs of the listed buildings, however
Officers have given equal weight to the importance of the backs of the buildings in the
assessment of the impact of the proposals upon the heritage assets. With regard to the accuracy
of dates of buildings referred to in the list description this is a matter which should be taken up
with Historic England.
6.2.36 Having regard to the above, the content of the AHP statement does not change officers’
conclusions with regard to the impact of the proposals upon the identified heritage assets.
Conclusions in Respect of Impact upon Heritage Assets
6.2.37 In view of the secluded back-land location of the development and the care taken with the design
it is considered that the proposal would not result in harm to the character and appearance of
the Walcot Conservation Area including views into or out of the conservation area. The

character and appearance of the conservation areas would therefore be preserved. It is also
considered that the bulk, scale, massing and design of the proposed development would
preserve the setting of the Lambeth Walk and China Walk Conservation Area. It is not
considered that the proposals would harm either conservation area when considered individually
or in terms of the cumulative impact when considering the two adjacent conservation areas
together. Furthermore, it is considered that no harm would arise in relation to the Walcot
Conservation when assessed in combination with the listed buildings that lie within that
conservation area.
6.2.38 Having regard to the bulk, scale, mass, design and appearance of the proposed development
and the physical relationship between it and the listed buildings it is considered that no harm
will result to the setting of the listed buildings in either Walnut Tree Walk or Kennington Road.
6.2.39 In view of the above conclusions it is considered that the relevant statutory tests have been met
and that the proposals comply with policies Q20 and Q22 Local Plan Policy.

6.3

Standard of residential accommodation

6.3.1

Local Plan policy H5 states that proposals for new residential development should accord with
the principles of good design and will be expected to provide dual aspect accommodation unless
exceptional circumstances are demonstrated.

6.3.2

Policy 3.5 of the London Plan, together with the Mayor of London Housing Supplementary
Planning Guidance 2016, seeks to encourage high standards of accommodation in new
residential developments. The 2016 Minor Alterations to the London Plan adopted the nationally
described space standard.

6.3.3

All of the proposed units meet or exceed the minimum unit sizes set out in the nationally
described space standard. Dedicated storage space has been incorporated into each unit in
accordance with the standards. All of the proposed units would also be dual aspect. A sunlight
and daylight report has been submitted which demonstrates that satisfactory levels of sunlight
and daylight would be provided for all of the proposed units.

6.3.4

Policy 3.8 of the London Plan states that 90 per cent of new build housing should meet Building
Regulation requirement M4 (2) ‘accessible and adaptable dwellings’ with the remaining 10 per
cent meeting Building Regulation requirement M4(3) ‘wheelchair user dwellings’. Unit 2 has
been designed as a wheelchair accessible unit with the remaining units designed to be
accessible and adaptable. Should planning permission be granted a condition is recommended
to ensure that the scheme is implemented in accordance with these standards.

6.3.5

Policy H5 of the Local Plan requires that in flatted developments a private amenity space of at
least 10sqm should be provided for each unit together with a communal amenity space of
50sqm. The revised plans show that all of the ground floor units would have private amenity
spaces in excess of the above standard and all units on the upper floors would have balconies
which meet the standard. A communal amenity space of 50sqm, with seating, would be provided
within the courtyard between the buildings. The location of this space is considered acceptable
in terms of natural surveillance from the proposed units and availability of sunlight and daylight.
Should planning permission be granted a landscape management plan for this area could be
secured by condition. The amount and quality of the proposed amenity space is considered to
be acceptable.

6.3.6

Policy H5 requires the provision of children’s play space in developments of 10 or more units
where at least one family sized unit is proposed. This is to be provided in accordance with the
levels set out in the London Plan Supplementary Planning Guidance ‘Shaping Neighbourhoods:

Play and Informal Recreation’ 2012. The policy states that in exceptional circumstances off site
provision may be acceptable. In view of the constraints of the site it would not be possible to
provide a satisfactory children’s playspace within the site without compromising the provision of
either private or communal amenity space. In addition there is an existing children’s playground
immediately adjacent to the site, accessed off Walnut Tree Walk. In view of these factors it is
considered that a contribution towards off site provision would be acceptable in this instance. If
planning permission were granted this would be secured by means of a S106 agreement.
Details of how this contribution is to be calculated are included in paragraph 6.11 below.
6.4

Amenity

6.4.1

Daylight and Sunlight

6.4.2

Local Plan Policy Q2 (iv) states that development will be supported if it would not have an
unacceptable impact on levels of daylight and sunlight on the host building and adjoining
property. A sunlight and daylight assessment has been submitted which assesses the impact of
the proposal upon surrounding properties in accordance with the guidance provided by the
Building Research Establishment guidance.

6.4.3

An initial assessment identified that the residential blocks Minton House and Wedgewood
House, forming part of the adjacent China Walk Estate, would not be materially affected by the
proposals due to their physical relationship with the proposed development. The initial tests on
these properties were passed and therefore no further assessment was required.

6.4.4

Detailed daylight assessments were carried out for residential properties at 53 – 61 Walnut Tree
Walk and 116 - 124 Kennington Road. The assessments show that all of the windows tested
would maintain VSC levels of at least 27% or at least 0.8% of their former value which means
there would be no noticeable reduction in daylight levels. The Daylight Distribution assessment
also concluded that there would be no change with the development in place other than in the
case of one window. The window in question (a window to a basement room at 58 Walnut Tree
Walk) would experience a reduction of 19.45% with the development in place which is below
the point at which reductions in daylight are likely to be noticeable. The reduction for this window
is therefore at a level which is considered to be acceptable. (It is noted that the earlier committee
report referred to a reduction of 20.54% for this window however this was an error as this figure
had been taken from the report in relation to an earlier version of the scheme).

6.4.5

With regard to sunlight, assessments were carried out for the relevant windows (those which
face within 90 degrees due south) of 116, 118, 120, 122, 124 Kennington Road. Windows in
other properties were not tested due to their north facing aspect. The results show that all but
one of the windows tested would continue to receive sunlight levels in excess of the
recommended minimum, and in the case of one window at 118 Kennington Road, would
experience a minor reduction (21.43% rather than the recommended maximum of 20%).

6.4.6

Updated information has been received relating to rear windows in Kennington Road. The
windows in the rear of nos. 116-124 Kennington Road are oriented almost directly due west. In
relation to the ground floor window of no, 122 the proposed development would result in a
difference in Annual Probable Sunlight Hours (APSH) of 2% when compared with the existing
situation. The existing value is 8% whereas the proposed value is 6%. It is noted that this
property has a relatively low existing value which can be accounted for by the due west
orientation of the property and the existence of a rear extension adjacent to the window. The
2% loss is less than the criteria set by the BRE to establish an adverse effect on a property.
Given this it is considered that the effect to the existing amenity is considered to be satisfactory.

6.4.7

The revised sunlight and daylight report also includes corrections in relation to the assessment
of basement windows in properties in Kennington Road. The results for the different floors in

these buildings were previously mislabelled which resulted in some basement windows being
labelled as ground floor windows. Following these corrections it is considered that the revised
report provides a comprehensive assessment of the impacts upon all relevant windows.
6.4.8

Objections were raised in relation to the possible overshadowing of the gardens adjacent to the
proposal. In relation to gardens, the BRE considers main rear gardens and sitting out areas in
terms of overshadowing. The rear gardens of properties in Walnut Tree Walk are situated to
the south of the proposed development. Potential shadow would be cast in a northerly direction;
therefore there would be no potential to cast any adverse shadows over these gardens.

6.4.9

The gardens of the Kennington Road properties are located to the east of the proposed
development; therefore in early morning and through to early afternoon, they would not be
aligned with the sun and there would therefore be no possibility of shadows casting over these
gardens in the most significant part of the day. There would be some shadow in the very late
afternoon, however, as the main part of the day would not experience additional overshadowing,
the recommendations of the BRE would be met.

6.4.10 From the above assessment it is concluded that the majority of the neighbouring properties
would continue to enjoy satisfactory levels of daylight and where relevant, sunlight, with the
proposed development in place. Whilst there would be some reductions in levels of daylight or
sunlight to a small number of windows these are within acceptable tolerances as set out in the
BRE guidance.
6.4.11 It is noted that there is an outbuilding within the garden of 116 Kennington Road situated close
to the site boundary. This was permitted under application 10/04035/FUL. The approved plans
show a wc / shower room and a sitting room. It is noted that there is a high level window situated
in the western elevation of the building which faces directly towards the pitched roof of the
existing building on the site. However, there are other windows serving the sitting room on the
northern and eastern side of the building and as such it is not considered that the proposals
would result in a significant loss of amenity to the accommodation within the building.
6.4.12 Privacy
6.4.13 Policy Q2 (ii) states that development will be supported where acceptable standards of privacy
are provided without a diminution of the design quality. A plan has been submitted which shows
the distances between windows and balconies in the development and the rear walls of
neighbouring residential properties. This includes measurements from the balconies in the
revised scheme. This demonstrates that the distances between windows in the proposed
development and those in neighbouring properties including those in Walnut Tree Walk,
Kennington Road and in the China Walk Estate would all be in excess of 20m. This is considered
to provide a satisfactory standard of privacy for existing occupiers and occupants of the
proposed development. There would be some views into adjacent gardens from windows and
balconies of the proposed development however such views would only affect the rear parts of
adjacent gardens rather than the areas closest to the rear of the neighbouring properties. Should
planning permission be granted a condition is recommended to ensure that the flat roof elements
of the building are not used as roof terraces or amenity areas. It is therefore considered that a
satisfactory standard of privacy for future occupants and occupants of neighbouring properties
can be achieved.
6.4.14 It is noted that there would be windows and balconies in the proposed development close to the
high level window in the western elevation of the outbuilding at 116 Kennington Road however
in view of the positions of the windows and balconies in the proposed development relative to
the window in the outbuilding it is not considered that these windows would permit direct views
into the accommodation within the outbuilding. As such it is not considered that this would result
in a significant loss of amenity.

6.4.15 Reason for refusal 5 of application 14/05670/FUL stated that ‘due to the placement of windows
to habitable rooms in the close proximity to the site boundaries the proposal would result in an
unacceptable loss of privacy to the gardens of properties at 60 Walnut tree Walk and 22
Kennington Road which would be detrimental to the amenity of adjoining occupiers’. The
previous scheme included windows in the walls of the building directly adjacent to the garden of
22 Kennington Road and windows within 1.3m of the boundary with the garden of 60 Walnut
Tree Walk as well as dormer windows in the mansard roof facing the gardens of both of these
properties. In the current scheme there are no windows in the part of the building which directly
adjoins the garden of 22 Kennington Road. The part of the building closest to 60 Walnut Tree
Walk has been set back so that the windows would be approximately 4m away from the
boundary with the rear part of the garden of this property. It is considered that the current
proposal would maintain satisfactory levels of privacy and that the previous reason for refusal
has been overcome.
6.4.16 Outlook
6.4.17 Policy Q2 (iii) requires adequate outlooks to be provided, avoiding where possible any undue
sense of enclosure or unacceptable levels of overlooking or perceived overlooking. As noted
previously Policy Q14 (ii) requires that any increases in height (in relation to existing
development on the site) will not have any adverse impact. It is therefore necessary to consider
whether the bulk and mass of the proposed buildings would result in any significant loss of
outlook to occupants of neighbouring properties and whether the proposed buildings would be
overbearing or create an undue sense of enclosure, with particular reference to the differences
in height and massing compared with the existing building Properties in Walnut Tree Walk and
Kennington Road which have rear gardens adjoining the site would be most likely to be affected
by these changes.
6.4.18 The properties at 57, 58 and 59 Walnut Tree Walk have rear walls facing the site at a distance
of approximately 14m, noting that No. 58 has a rear addition which brings the rear of this
property to approximately 7.8m from the site boundary. The part of the development closest to
these properties would be two storeys in height with a flat roof the southernmost part of which
would slope downwards towards the site boundary. The height of the eaves would be
approximately 2.8m. This is slightly higher than the eaves height of the existing building which
are approximately 2.75m in height. The height of the flat roof and highest part of the pitched
roof would be approximately 6.1m compared with the highest part of the pitched roof of the
existing building which has an approximate height of 5.6m. It should also be noted that the
highest parts of the roof sections do not directly adjoin the site boundary. Whilst there would be
an increase in the overall height and bulk compared with the existing building it is considered
that the low eaves and sloping roof would minimise any adverse impact upon the outlook from
the adjacent properties. Furthermore it should be noted that the footprint of the building in this
part of the site would reduce when compared with the existing building which would result in a
slightly more open aspect in the south eastern corner of the site.
6.4.19 The part of the site that would be subject to the greatest increase in the height and bulk of built
development would be the section facing the rear gardens of 116 - 122 Kennington Road.
However, there is a greater degree of separation between the rear walls of these properties and
the site boundary than the properties in Walnut Tree Walk. The rear walls of these properties
are situated over 18m from the site boundary. The proposed building would rise to two full
storeys at the site boundary with a steeply pitched roof.
6.4.20 The eaves height would be approximately 6.01m and the ridge would be approximately 9.8m.
This would replace the existing building which has a steeply sloping slate clad section to the
upper part of the rear wall (with an approximate height of 5.8m) and a shallow sloping section
forming a mansard style roof (rising to a height of approximately 6.9m). The rear wall of the

proposed building would have a broadly comparable height to that of the existing building, noting
that the upper section of the wall up to the eaves level would be vertical, compared with the
sloping wall of the existing building. Whilst the overall height of the roof would be greater the
increase in bulk would be relieved by the pitch of the roof. In addition the existing structures at
the northern end of the site would not be replaced in the proposed scheme resulting in a greater
degree of openness to this part of the site. There would also be an increase in the height of the
building adjoining the southwest boundary of the garden at 122 Kennington Road. The existing
single storey structure with a pitched roof (in the south eastern corner of the site) would be
replaced by a two storey structure with a flat roof. However, the proposed building would have
a reduced footprint when compared with the existing and the two storey element would extend
along only part of the site boundary.
6.4.21 Taking account of above factors, it is not considered that outlook from any neighbouring property
would be significantly affected by the proposed development. Furthermore, it is not considered
that the proposal would appear overbearing when viewed from surrounding properties nor would
it result in an unacceptable sense of enclosure.
6.4.22 Reason for refusal 4 of application 14/05670/FUL stated that ‘due to the height and mass of the
building in close proximity to the site boundaries the proposal would have an unacceptable
overbearing impact upon neighbouring properties at 57, 58 and 59 Walnut Tree Walk and 22
Kennington Road which would be detrimental to the amenity of adjoining occupiers’. The
previous proposal comprised two storey storeys plus a further floor of accommodation within a
mansard roof. The parts of the proposed building adjoining the boundaries with properties listed
above would have measured approximately 6.79m to the eaves, 8.06m to the lower pitch of the
mansard roof and 8.74m to the top of the mansard roof. The relevant part of this proposed
building is shown in Figure 11 below. The current proposal would have a slightly lower eaves
level (approx. 0.78m lower) but the overall height of the roof would be higher (approx. 1.06m
higher). (See Figure 4: North East Elevation) However, the previous scheme included a
mansard roof with dormers which would have added greater bulk to the roof. The roof of the
current scheme would slope back from the site boundary resulting in a reduced impact upon
neighbouring properties. It should also be noted that the part of the building in the south eastern
corner of the site would have comprised two full storeys and a mansard roof whereas in this has
been reduced to two storeys with a flat roof and a section of pitched roof which slopes down to
the boundary of properties in Walnut Tree Walk. This section of the building would also be set
further back from the eastern boundary of the site. Overall it is considered that the current
scheme improves upon the previous proposal in terms of its impact upon neighbouring
properties.

Figure 11: 14/05670 Elevation D – Facing Gardens in Kennington Road

6.4.23 Noise
6.4.24 Policy Q2 (v) requires the adverse impact of noise to be reduced to an acceptable level through
the use of attenuation, distance, screening or internal layout / orientation. With regard to the
noise impact of the proposed development upon neighbouring properties, it is noted that the
proposed development would result in different patterns of activity than those associated with
the previous use of the site for offices, notably increased activity during the evenings. However,
it is not considered that this would result in such a significant increase in noise and disturbance
to adjacent residents as to justify the refusal of the application. It is also noted that the proposal
would result in the cessation of vehicular access to the site which would remove an existing
source of noise.
6.4.25 Concerns have been raised by neighbours regarding the noise impact arising from the increased
use of the metal gate at the entrance to the site. The applicant has agreed to provide a soft
closure device (which can be fitted to the existing gate) in order to reduce the noise impact. A
condition is recommended to ensure that this device is fitted prior to the occupation of the
residential units and is permanently maintained on site thereafter.

Visual Amenity
6.4.26 Policy Q2 states that development will be supported where visual amenity from adjoining sites
And from the public realm is not unacceptably compromised. Having regard to the
considerations set out above in relation to design and the scale massing of the development in
relation to neighbouring properties it is not considered that visual amenity from adjoining sites
or the public realm would be unacceptably compromised.
6.4.27 Other Matters
6.4.28 Concerns have been raised by neighbours in relation to the impact of light pollution from
windows in the development. These concerns are noted, however this impact would be similar
to that arising from existing properties in the vicinity of the site. It is noted however that the
provision external lighting could potentially impact upon the amenity of neighbouring occupiers.
If planning permission were granted a condition could be applied requiring details of all external
lighting to be submitted and approved. The issue of light pollution could be addressed through
the consideration of these details with reference to the guidance on minimising light pollution
contained in the Mayor of London’s Sustainable Design and Construction SPG 2014
6.4.29 Concerns have been raised by neighbours regarding increased cooking odours and odours from
the additional bins to be provided within the site. There are also concerns in relation to the
potential for an increase in vermin. It is not considered that the cooking odours associated with
the additional residential units would result in such harm to residential amenity to justify refusal
of the application. In relation to the potential impact of the additional bins a condition is
recommended to ensure that the design of the bin stores is in accordance with the council’s
guidance and to secure a refuse management plan.
6.5

Transport

6.5.1

Policy T1 of the Lambeth Local Plan states that the Council will promote a sustainable pattern
of development in the Borough, minimising the need to travel and reducing dependence on the
private car.

6.5.2

Policy T6 states that planning applications will be supported where they do not have
unacceptable transport impacts including cumulative impacts upon highway safety; traffic flows;

congestion of the road network; on-street parking; footway space, desire lines and pedestrian
flows; all other transport modes, including public transport and cycling unless contributions or
improvements are to be provided that would make the impact acceptable.
6.5.3

The proposal would remove the existing car parking spaces from the site and the existing access
would be closed to vehicular traffic. The application is supported by a Transport Assessment
which has been reviewed by the Transportation Officer. No objection is raised in relation to the
impact upon highway safety, traffic flows or congestion.

6.5.4

The site has a PTAL of 4 indicating good public transport accessibility and is located within the
Kennington Controlled Parking Zone which is in operation from 0830 to 1830. No car parking is
proposed within the site. The Transportation officer has stated that higher density residential
development can be supported in this location and that and permit free units are acceptable. If
planning permission is granted these would be secured by means of a S106 agreement.

6.5.5

Whilst the smaller units can be supported as car free units the Transportation officer has advised
that one space should be retained on street for the proposed three bedroom unit This unit will
therefore not be subject to the restriction on parking permits. As the vehicular access will no
longer be needed an area of pavement would be provided directly in front of the site entrance
and this would facilitate the provision of an additional on street parking bay. Concerns have
been raised about the loss of the cobbles at the entrance to the site in order to provide a new
area of pavement. These concerns are noted and it is therefore proposed that the cobbles from
the section immediately adjacent to the site entrance be re-used to repair the adjacent area of
cobbles which forms the access to the adjacent estate. The Conservation Officer has confirmed
that this approach is acceptable. The alterations to the access and the provision of an additional
on street parking bay can be secured by S278 agreement.

6.5.6

As the site has Good rather than Excellent access to public transport and due to the demand
for parking within the Controlled Parking Zone it is recommended that a requirement to provide
Car Club Membership for occupants of the development is included as part of the S106
agreement.

6.5.7

It is noted that objections have been received from local residents with regard to existing
pressures on parking in surrounding streets. A Parking Stress Survey has been submitted which
indicates a Parking Stress level of 80% in the streets surrounding the development with spare
capacity for 6-7 cars. (This survey was revised in response to concerns that the initial survey
was not in full accordance with the council’s adopted methodology and the Transport officer has
confirmed that the revised survey has been carried out in accordance with the correct
methodology.) Notwithstanding the current level of parking stress it is considered that the
demand for on street parking generated by the development can be met through a restriction on
access to residents’ parking permits (to be secured by a S106 agreement) and the provision of
an additional on street parking bay as set out above. The provision of car club membership will
also assist in reducing demand for parking on street.

6.5.8

Policy T3 of the Lambeth Local Plan requires development to provide cycle parking in
accordance with London Plan requirements. One space is required for each one bedroom unit
and two spaces for each unit of two or more bedrooms. A total of 17 cycle parking spaces is
therefore required. The submitted details indicate that 20 spaces would be provided within
stores located adjacent to the access. This level of provision is therefore considered acceptable.
Should planning permission be granted further details of the design of the cycle storage facilities
could be secured by a condition.

6.5.9

As noted above, the existing access would be closed to vehicular traffic in order to provide
pedestrian access only. The proposed pedestrian access from Walnut Tree Walk is considered
to be acceptable. The Transport Officer has noted that the width of access will be constrained

by the cycle parking and refuse store – the width is shown as over 2.5m for most of the length
of the access, narrowing to a pinchpoint of 1.5m next to the refuse store. However, these widths
are comparable to footway widths on the public highway, and are not expected to impede
pedestrian / cycle access for a development of the proposed size.
6.5.10 The proposed access arrangements would not allow fire appliances to enter the site or achieve
a maximum service distance of 45m from the standing point of the fire appliance on the highway
to the entrance to the farthest unit. The Transportation officer has therefore recommended that
an on-site fire hydrant is provided or that an alternative means of access to the rear of the site
(for example from the adjacent estate road) is provided. The applicant has now provided details
of the provision of an on-site hydrant. The London Fire and Emergency Planning Authority has
been consulted and has confirmed that the proposed arrangements are satisfactory. Whilst the
submitted scheme is considered to be acceptable in principle it is recommended that further
details of the specific proposals for the site are secured by a condition. The Transportation
officer has stated that the location of the refuse stores is acceptable as they would be within the
maximum collection distance of 25m from the back of the pavement (approximately 18.5 m) and
the maximum carry distance of 30m from the entrance of the farthest dwelling.
6.5.11 The proposed stores would accommodate 1280 litres of refuse storage and the same for
recycling in two separate stores. This is in excess of the recommended requirement of 990 litres
for refuse and 605 litres for recycling for a development of this size set out in the council’s
Refuse and Recycling Storage Design Guide. Refuse collection would take place on Walnut
Tree Walk in a similar manner to collections from other properties in this street. A condition is
recommended which seeks further details in relation to the management of refuse collection
from the site. A condition is recommended to secure further details of the detailed design of the
refuse stores together with a waste management strategy.
6.5.12 Concerns have been raised by neighbours in relation to noise and disturbance during the
construction phase. However, adverse impacts of construction works are not in themselves
considered to constitute reasons to withhold planning permission. A revised Construction
Management Plan (Revision 4 dated April 2016) has been submitted. This explains that the
contractors will sign up to the Considerate Constructor’s scheme and that a community liaison
officer will be appointed. The Construction Management Plan also outlines the measures that
will be taken to minimise noise, dust and emissions during the works, noting that noise in relation
to construction sites is also covered by the Control of Pollution Act 1974.
8.5.13 Concerns have been raised about how the demolition and construction will be carried out in
view of the restricted nature of the access off Walnut Tree Walk. The revised Construction
Management Plan explains that small vehicles will enter and leave the site via the Walnut Tree
Walk entrance. All movements at the site entrance will be supervised by a banksman and turning
will take place within the site. Larger vehicles will not be able to enter the site and will pull up
adjacent to the site entrance (the suspension of parking bays in this area will be required). These
vehicles will not be permitted to turn within Walnut Tree Walk and will need to continue along
Walnut Tree Walk in the same direction to leave the site.
6.5.14 The Transport officer has reviewed the revised Construction Management Plan and considers
it be acceptable as a draft. A final version will be required once the contractor has been
appointed. A condition is recommended requiring the submission of a final Construction
Management Plan and that the development is carried out strictly in accordance with the
approved document. A condition is also recommended requiring that any non-road mobile
machinery used on the site is compliant with the low emissions requirements set out in London
Plan Policy 7.14 and the Mayor of London’s SPG: The Control of Dust and Emissions During
Construction and Demolition.

6.5.15 The applicant has provided a statement in relation to servicing arrangements at the site.
Servicing will be undertaken on the highway rather than within the site. Loading will take place
in Walnut Tree Walk where there are single yellow lines which allow loading for up to 20 minutes.
These servicing arrangements are similar to those for existing residential properties in Walnut
Tree Walk. It is not anticipated that deliveries to the residential units would be so frequent as to
be detrimental to traffic flows or highway safety. It is therefore not considered necessary to
require the formal submission of a Delivery and Servicing Plan for a residential development of
this scale In view of these considerations the servicing arrangements for the site are considered
to be acceptable.
6.6

Community Safety

6.6.1

Local Plan Policy Q3 states that in order to create a safe borough for all users, the council will
expect development to utilise good design to design out opportunistic crime, anti-social
behaviour and fear of crime in a site-specific manner, based on an understanding of the locality
and the likely crime and safety issues it presents. It also states that applicants should meet the
standards and objectives of the Secure by Design initiative.

6.6.2

In response to the initial comments received from the Design out Crime Officer the applicant
has provided a revised statement setting out how the development will meet the principles of
Secured by Design. This includes details of lighting to the accessway, details of security
measures for doors and communal entrances, windows, mail boxes, utility meters and bike
stores. It is also sets out that the seating within the communal amenity areas within the site will
be accessible to residents of the development only and will be overlooked by several windows
to provide natural surveillance. The Secured by Design Officer has confirmed that these details
are acceptable and that the development is capable of meeting the principles of Secured by
Design. A condition is recommended which will require the submission of a certificate to
demonstrate that the Secured by Design standard has been achieved. An informative is also
recommended to encourage the applicant to work with the Design out Crime Officer at the
construction stage to ensure that all site specific security and community safety issues are
addressed.

6.6.3

Concerns have been raised by neighbours about the use of the bin store structures to provide
access into the rear gardens of adjoining properties. However in the revised scheme the bin and
cycle stores would be located alongside the site access and would not directly adjoin the
boundaries with private gardens.

6.6.4

Concerns have also been raised regarding the placement of balconies overlooking the adjacent
playground and other communal spaces within the adjacent housing estate and the impact of
this on any proposals for development of the estate. It is considered that passive surveillance
of communal areas is generally beneficial to safety of the users of such spaces. With regard to
future development of the estate there are no windows to habitable rooms situated on the site
boundary and it is not considered that the siting of one balcony adjacent to the playground and
a further balcony adjacent to the site of the electricity substation to the north of the site would
significantly prejudice any future development.

6.7

Flood Risk

6.7.1

The site is within Flood Zone 3a as defined by the Environment Agency Flood Maps and the
proposal would introduce residential use into this area. However, the site benefits from the River
Thames tidal flood defences.

6.7.2

The Environment Agency has advised that more vulnerable residential accommodation,
particularly sleeping accommodation should be located at first floor or above or if this is
absolutely not possible no lower than 300mm above the 1 in 200 year flood level. The

Environment Agency also recommended that the proposals be assessed against the criteria set
out in Lambeth Local Plan policy EN5 and that flood resistant and resilient construction
techniques are used, that occupants of the development register with the Floodline Warnings
Direct and that a flood response plan (or flood warning and evacuation plan) is prepared.
6.7.3

Policy EN5 of the Local Plan (part (a)) states that the council will seek to minimise the risk of
flooding in the borough through, amongst other things, permitting appropriate development in
Flood Zones 1,2,3a and 3b subject to meeting the criteria set out in Annex 5 of the Local Plan
(including the need to meet the exception test). Part (b) of the policy states that all development
in Flood Zones 2, 3a and 3b defined in the Strategic Flood Risk Assessment, or identified as at
risk of flooding from other sources, should contribute positively to actively reducing flood risk
through avoidance, reduction, management and mitigation.

6.7.4

Part (e) of the policy states that for all developments, it must be demonstrated that the
development will be safe, and where required, it will reduce fluvial, tidal, surface run-off and
groundwater flood risk and manage residual risks through appropriate flood risk measures,
including the use of sustainable drainage systems (SuDS) in accordance with policy EN6.

6.7.5

The Flood Risk Assessment submitted in support of the application, as amended, indicates that
the ground floor level of the proposed development would be above the modelled breach levels
in the nearby area for the period up to the year 2100 but not above the modelled upstream
inundation floor levels for the period beyond the year 2065. However, following further
discussions with the Environment Agency, as the flood risk is tidal rather than fluvial (and
protection is provided by the Thames Barrier) and, due to the fact that the upstream inundation
levels represent an extreme event, this risk is considered acceptable providing it can be properly
managed through flood resistant/ resilient construction and the implementation of appropriate
flood warning and evacuation procedures. Should planning permission be granted a flood
evacuation plan could be secured by a condition. An informative in relation to flood resistant
and resilient design is also recommended. Having regard to nature of the flood risk, the way in
which the risk would be managed and the sustainability benefits associated with the proposed
development, namely the redevelopment of a brownfield site and the contribution towards
meeting housing need, it is considered that the exception test has been met.

6.7.6

Management of the risks associated with surface water flooding and the provision of sustainable
drainage fall within the remit of the Lead Local Flood Authority (London Borough of Lambeth).
Advice was sought from the council’s flood risk officer who confirmed that the drainage
proposals for the site (including underground storage and the provision of green roofs) are
acceptable. Should planning permission be granted for the development a condition would be
required to ensure that these measures are implemented in accordance with the approved
details.

6.8

Contamination and Water Quality

6.8.1

The Environment Agency has advised that the site is situated over an aquifer and therefore the
impact of the development upon groundwater quality needs to be considered. The Environment
Agency has raised no objection to the proposal subject to conditions. A geotechnical report
submitted with the application indicates that further testing for ground contamination should be
carried out. Should planning permission be granted it is recommended that conditions are
applied to address these matters.

6.9

Sustainability

6.9.1

Local Plan Policy EN4 of the Lambeth Local Plan requires all development to meet high
standards of sustainable design and construction, relating to the scale, nature and form of the
proposal.

6.9.2

An Energy Strategy Report was submitted and was reviewed by the council’s Sustainability
Consultant. Further information was requested in relation to some aspects of the proposals
including further details in relation to solar panels and windows and in relation to the feasibility
of future connections to district heating networks. A revised Energy Strategy Report and
supplementary information in relation to the solar panels have now been submitted. Drawing
4393_P_255 PV Panels Study shows the number and proposed location of the solar panels on
the roof of the building and demonstrates that there will be sufficient space around the panels
to prevent shading. The Conservation and Design officer has raised no objections to the
proposed siting of the solar panels. Whilst the solar panels would result in a reduction in the
area of green roof it is noted from the Flood Risk Assessment that the development would not
rely upon the green roof to meet the required surface water attenuation levels.

6.9.3

The Sustainability Consultant is satisfied with the revised Energy Statement and additional
information in relation to solar panels and has recommended approval subject to conditions.
The recommended conditions will secure the implementation of water efficiency measures,
design stage calculations to ensure that the 35% reduction in carbon dioxide emissions is met
and further details of the proposed green roof.

6.10

Impact on Trees, Biodiversity and Wildlife Habitats

6.10.1 Local Plan policy Q10 states that proposals for new development will be required to take account
of existing trees on the site and on adjoining land and that development will not be permitted
where it would result in the loss of trees of significant amenity, historic or ecological / habitat
conservation value.
6.10.2 Local Plan policy Q9 requires that development retains and enhances existing planting and
landscaping features and protects them during construction. It also requires that development
protects existing designated habitats and create new habitats / areas of conservation interest
and biodiversity value. Policy EN1 also states that development proposals should wherever
possible protect, enhance, create or manage nature conservation and biodiversity interests in
accordance with the borough’s Biodiversity Action Plan and the Mayor’s Biodiversity Strategy.
6.10.3 There are four small rowan trees within the site and there are a number of trees located in
adjacent gardens which are close to the boundaries of the site. There is a tree which is protected
by a Tree Preservation Order in the garden of 120 Kennington Road, although this tree does
not directly adjoin the site boundary. The other trees, although not protected by Tree
Preservation Orders, benefit from the protection afforded to trees within conservation area. An
arboricultural assessment has been submitted which assesses the value of these trees and the
likely impact of the proposed development upon them. This assessment has been revised during
the course of the application the most recent version being Revision 7. In response to concerns
regarding the accuracy of the tree report it has been confirmed that the positions and canopy
extents of trees within adjacent gardens were plotted using aerial photography, 3D modelling
and surveys taken from the roof of the existing building and that crown spreads were plotted to
the nearest metre. The Tree Officer has confirmed that this methodology is acceptable.
6.10.4 The rowan trees located within the site are not considered to be of significant amenity value,
given their limited visibility from the public realm. The Tree Officer has commented that the girth
of these trees is just over the minimum for trees which are covered by conservation area
protection and in the event that a notice was submitted for their removal no objection would be
raised. The Ecologist has also confirmed that the removal of these trees would not have any
significant ecological impact. The removal of these trees is therefore considered acceptable.

The indicative landscaping shown on the submitted drawing 4393/P/221L shows that five
replacement trees will be provided.
6.10.5 With regard to the trees located adjacent to the site boundary, the Tree officer has highlighted
the importance of ensuring there is no conflict between the retention of these trees and the
amenity of future occupants of the development which could lead to pressure for their removal.
It is noted that windows in some of the units would have views towards trees in the adjacent
gardens however it is considered that there is a sufficient degree of separation to avoid any
such conflict. In any event the trees in question fall within private ownership and the consent of
the owners would be required for their removal. This is in addition to the consent of the council
in respect of trees located in a conservation area.
6.10.6 The Arboricultural Impact Assessment confirms that no part of the proposed building, including
the foundations, would extend beyond the footprint of the existing building. As such it is not
considered that the proposed building would have a significant impact upon trees within adjacent
gardens. The Arboricultural Impact Assessment has been revised to provide further detail in
relation to excavation in close proximity to tree roots and clarification of the extent of the
exclusion zone shown on the tree protection plan. The Tree Officer has advised that the report
is now acceptable, noting that there will be no need for tree protection within adjacent gardens
as the works are to be confined to the area covered by the footprints of the existing building.
Should planning permission be granted it is recommended that conditions are applied in relation
to tree protection and the submission of a detailed landscaping scheme.
6.10.7 With regard to the ecological potential of the site it is noted that the site is almost entirely covered
by buildings and hard surfacing with the exception of small areas of soft landscaping at the front
of the building, however, the council’s Ecologist has noted the site is situated within an area
which is particularly sensitive in terms of biodiversity because of the abundance of buildings,
back gardens and open spaces which contain habitats and other features which are of
considerable value to protected species such as bats and nesting wild birds. In addition he notes
that the application site is within a major “Area of Deficiency for Access to Nature” (AoD-AN)
and any developments which could impact upon existing biodiversity, or affect people’s access
to and appreciation of nature on their doorstep, need to give careful consideration to how
changes in the use of land could impact upon existing biodiversity or what mitigation may be
necessary to minimise such impacts.
6.10.8 A report in relation to a Phase 1 Habitat Assessment has been submitted. The council’s
Ecologist is satisfied with the findings of the report and the methodology used. However, he
advised that a precautionary approach should be taken with regard to actions to be taken in the
event that evidence of bats being present of site is found during the works.
6.10.9 If planning permission were granted it is recommended that a condition is applied to request
details of the precautionary measures and actions to be employed during construction works in
relation to bats. It is also recommended that an informative is applied advising of the
requirement to have regard to the protection of protected species during the construction works,
noting the legal protection that is afforded to bats and other protected species under the Wildlife
and Countryside Act 1981. In addition it is recommended that a condition is applied requiring
details of measures to enhance the biodiversity of the site.
6.10.10 Indicative details of landscaping have been provided on drawing 4393/P/221L. This shows the
areas of the site which are to be soft landscaped areas together with locations for seating and
tree planting. The layout of the landscaped areas is considered to be acceptable. Further details
including details of tree and shrub species, numbers and sizes can be secured by a condition.
6.11

Conclusion in relation to the departure from the development plan

6.11.1 As noted above, the application has been approached on the basis that it amounts to a departure
from the development plan, specifically Local Plan policy ED2 relating to loss of employment
floorspace. This is the only respect in which the application does not accord with development
plan policy.
6.11.2 As also noted above, legislation requires planning applications to be determined in accordance
with development plan policy unless material considerations indicate otherwise. The position
under the prior approval schemes is a material consideration to which it is considered that
significant weight should attach for the reasons explained earlier in this report. No other material
considerations have been identified that fall to be addressed in this respect.
6.11.3 In officers’ assessment, were the application to be refused on the basis of non-compliance with
policy ED2, there is a substantial likelihood of the site being in a residential use that would
generate an appreciably lower level of planning benefit than would be achieved under the
application scheme. The weight in those circumstances to be attached to the fallback position
is considered by officers to be such as to justify a departure from development plan policy ED2.
6.12

Planning Obligations and CIL

6.12.1 The Council adopted an updated S106 Planning Obligations Supplementary Planning
Document (SPD) in April 2012. This document pre-dated the introduction of the Lambeth CIL
and the preparation of a borough-wide local plan. During 2013 the Council consulted on a
revised draft SPD, prepared as at July 2013. The revised draft SPD reflected the anticipated
introduction of the Lambeth CIL in 2014. The revised draft SPD was prepared chiefly against
the background of the Core Strategy and the Saved UDP, although it also acknowledged the
(then) emerging Lambeth Local Plan. Consideration of what, if any, planning obligations are
appropriate in relation to the application has been guided by the approach set out in the July
2013 revised draft SPD. The final package of obligations put forward reflects current
circumstances and the individual facts of the application.
6.12.2 If the application is approved and the development is implemented, a liability to pay the Lambeth
Community Infrastructure Levy (CIL) will arise.
6.12.3 The Lambeth CIL contribution is estimated, on the basis of information supplied with the
planning application, to be £33,450.00.
6.12.4 Allocation of CIL monies to particular infrastructure projects is not a matter for consideration in
the determination of planning applications. Separate governance arrangements are being put
in place for Borough Infrastructure needs, and locally through the Cooperative Local Investment
Plan initiative.
6.12.5 The London Mayoral CIL would also be applicable and the estimated contribution would be
£7,805.00. The London Mayoral CIL will be applied towards the cost of Crossrail.
6.12.6 Contributions towards education, libraries, open space and other local infrastructure are now
collected through CIL. Only site specific contributions, or matters that are not infrastructure, may
be secured by means of a S106 agreement. It has been identified that a number of site specific
contributions and obligations will be required in order to make the development acceptable.
6.12.7 Further to the assessment in relation to affordable housing it is recommended that a review
clause be included in a S106 agreement to enable a financial contribution to be secured in the
event of a future uplift in sales values. The details of the review mechanism are set out at
paragraph 6.1.13 above.

6.12.8 As discussed in 6.3 a contribution towards improvements to children’s play facilities will be
required. This has been calculated in accordance with the formula set out at Annex 10 of the
Lambeth Local Plan and a contribution of £990.00 is required (based on a child yield of 1 x
10sqm x £99 per sqm).
6.12.9 In accordance with the provisions of the draft SPD clauses will be required to ensure that the
development meets the council’s objectives for local employment and training in construction.
A financial contribution towards the coordination, identification and preparation of trainees of
£5000.00 will be required (based on £2500 per £1m of capital construction costs).
6.12.10 As set out in section 6.5 a restriction on parking permits is recommended to secure a car capped
development. In addition the applicant will be required to provide car club membership for
occupants of the new development.
6.12.11 A S278 agreement will also be required in order to secure the closure of the existing vehicle
access and the provision of a new on street parking space.
7

CONCLUSION

7.1

Having regard to the above assessment it is considered, on balance, that a departure from the
development plan in respect of Policy ED2 is justified on this occasion, having regard to the
fallback position provided by the prior approval schemes and the quality of the development
provided by the current proposals when compared with the prior approval schemes. Subject to
the conditions and S106 clauses set out below it is considered that the proposed development
would comply with the remaining policies of the development plan relevant to this development.
Accordingly the application is recommended for approval.

8

RECOMMENDATION

8.1
That planning permission be granted subject to conditions and a Section 106 agreement to
secure the following:
Affordable Housing:
-

A review of the scheme’s viability and ability to provide affordable housing if the construction
of the new development is not commenced within 18 month of the date of permission
An offsite contribution to be secured in the event of a surplus being identified by the viability
review (contribution to equal 50% of the surplus)

Children’s play:
-

Off-site contribution of £990.00

Employment and training in construction clauses / contributions to secure:
-

An Employment and Skills Plan (to include a completed ‘Worksmart’ template)
Notification of vacancies
Trainee/apprenticeship placements (one trainee/ apprentice per 10 construction workers on
site)
Financial contribution to support coordination, identification and preparation of trainees
£5000.00
Accredited training

Transportation:

-

Restriction on parking permits for all units except the three bedroom unit (Unit 4)
Car club provision
S278 agreement to secure provision of a new section of pavement at the site entrance, repairs
to the adjacent cobbled area and creation of an additional on street parking bay

Conditions(s) and Reasons(s)
1
The development to which this permission relates must be begun no later than three years from
the date of this decision notice.
Reason: To comply with the provisions of Section 91(1) (a) of the Town and Country
Planning Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.)
2
The development hereby permitted shall be carried out in complete accordance with the
approved plans listed in Schedule A of this decision notice, other than where those details are altered
pursuant to the requirements of the conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3
A) No demolition or development shall commence until the following components of a scheme
to deal with the risks associated with contamination of the site have been submitted to and approved in
writing by the local planning authority:
i) A site investigation scheme, based on previous findings to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off-site;
ii) The site investigation results and the detailed risk assessment resulting from a);
iii) An options appraisal and remediation strategy giving full details of the remediation measures
required and how they are to be undertaken;
iv) A verification plan providing details of the data that will be collected in order to demonstrate that the
works set out in iii) are complete and identifying any requirements for longer-term monitoring of pollutant
linkages, maintenance and arrangements for contingency action.
The development shall thereafter be implemented in accordance with the details and measures
approved.
B) Prior to occupation of any part of the development, a verification report demonstrating completion of
the works set out in the approved remediation strategy and the effectiveness of the remediation shall
be submitted to and approved in writing by the local planning authority. The report shall include results
of sampling and monitoring carried out in accordance with the approved verification plan to demonstrate
that the site remediation criteria have been met. It shall also include any plan (a “long-term monitoring
and maintenance plan”) for longer-term monitoring of pollutant linkages, maintenance and
arrangements for contingency action, as identified in the verification plan, and for the reporting of this
to the local planning authority.
C) If, during development, contamination not previously identified is found to be present at the site then
no further development shall be carried out until the developer has submitted, and obtained written
approval from the Local Planning Authority for, an amendment to the remediation strategy detailing how
this unsuspected contamination will be dealt with.
Reason: Development must not commence before this condition is discharged to safeguard future
users or occupiers of this site and the wider environment from irreversible risks associated with the
contaminants which are present (including risks to controlled waters (as the site is located over a

secondary aquifer) by ensuring that the contaminated land is properly treated and made safe before
development. Depending on the outcome of any ground investigation and subsequent risk assessment,
it may be necessary for remediation to be carried out. If this is the case, it will be necessary to
demonstrate that any work has been carried out effectively and the environmental risks have been
satisfactorily managed (policies 5.21 of the London Plan (2015) and EN4 of the Lambeth Local Plan
(2015)).
4
No infiltration of surface water drainage in to the ground is permitted other than with the express
written consent of the Local Planning Authority, which may be given for those parts of the site where it
has been demonstrated that there is no resultant unacceptable risk to controlled waters. The
development shall be carried out in accordance with the approval details.
Reason: In order to prevent the spread of pollution to groundwater through infiltration (Policy 5.21 of
The London Plan (2015)).
5
Notwithstanding the approved documents demolition or development shall commence until full
details of the proposed construction methodology, in the form of a Method of Construction Statement,
have been submitted to and approved in writing by the local planning authority. The Method of
Construction Statement shall include details regarding:
a) The notification of neighbours with regard to specific works;
b) Advance notification of road closures;
c) Details regarding parking, deliveries, and storage;
d) Details regarding dust mitigation;
e) Details of measures to prevent the deposit of mud and debris on the public highway and
f) Any other measures to mitigate the impact of construction upon the amenity of the area and the
function and safety of the highway network.
No demolition or development shall commence until provision has been made to accommodate all site
operatives', visitors' and construction vehicles loading, off-loading, parking and turning within the site
or otherwise during the construction period in accordance with the approved details. The demolition
and development shall thereafter be carried out in accordance with the details and measures approved
in the Method of Construction Statement.
Reason: Development must not commence before this condition is discharged to avoid hazard and
obstruction being caused to users of the public highway and to safeguard residential amenity from the
start of the construction process (policies 7.14 of the London Plan (2015); and policies T6 and T8 of the
Lambeth Local Plan (2015)).
6
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 Q2, Q10 and of the Lambeth Local Plan (2015).
7
The completed schedule of supervision and monitoring for the arboricultural protection
measures as agreed under tree protection details submitted as part of the approved plans and
documents under condition 6 above shall be submitted for approval in writing by the Local Planning
Authority within 28 days from completion of the development hereby permitted.
Reason: In order to ensure compliance with the tree protection details submitted under condition 6
above. (Policies Q2, Q10 and of the Lambeth Local Plan (2015).

8
No development shall commence until a drawing showing the confirmed route of all service and
drainage routes outside of all retained tree root protection areas (BS5837:2012) has been 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: Development must not commence before this condition is discharged to ensure the retention
of, and avoid irrevocable damage to, the retained trees adjacent to the site that represent an important
visual amenity to the locality and the wider surrounding area (policies 7.21 of the London Plan (2015)
and Q10 of the Lambeth Local Plan (2015)).
9
Notwithstanding the approved drawings, prior to the commencement of the use hereby
permitted, details of waste and recycling storage for the development together with details of how the
collection of bins from the site will be managed shall be submitted to and approved in writing by the
local planning authority. The waste and recycling storage shall be provided in accordance with the
approved details prior to the commencement of the use hereby permitted, and shall thereafter be
retained solely for its designated use. The waste and recycling storage areas/facilities should comply
with the Lambeth’s Refuse & Recycling Storage Design Guide (2013), unless it is demonstrated in the
submissions that such provision is inappropriate for this specific development.
Reason: To ensure suitable provision for the occupiers of the development, to encourage the
sustainable management of waste and to safeguard the visual amenities of the area and to preserve
the character and appearance of the Walcot Conservation Area (policies Q2, Q12 and Q22 of the
London Borough of Lambeth Local Plan (2015)).
10
Notwithstanding the details shown on the approved drawings prior to the occupation of the
development hereby permitted, detailed drawings showing the design and appearance of the proposed
cycle stores shall be submitted to and approved in writing by the Local Planning Authority. The cycle
parking shall thereafter be implemented in full in accordance with the approved details before the use
hereby permitted commences and shall thereafter be retained solely for its designated use.
Reason: To ensure adequate cycle parking is available on site and to promote sustainable modes of
transport and to ensure a satisfactory appearance to the development and to preserve the character
and appearance of the Walcot Conservation Area. (Policies T1, T3, Q2, Q7, Q8, Q13 and Q22 of the
London Borough of Lambeth Local Plan (2015)).
11
The development shall be constructed and operated thereafter to ‘Secured by Design
Standards’. A certificate of accreditation to Secured by Design Standards shall be submitted to the local
planning authority for approval in writing prior to the residential occupation of the development.
Reason: To ensure that the development maintains and enhances community safety (policy Q3 of the
London Borough of Lambeth Local Plan (2015)).
12
Prior to the commencement of the development hereby permitted, a landscaping scheme shall
be submitted to and approved in writing by the local planning authority. The development hereby
permitted shall be thereafter carried out in accordance with the approved details within 6 months of the
date of occupation. All tree, shrub and hedge planting included within the above specification shall
accord with BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent superseding equivalent)
and current Arboricultural best practice. The submitted details are expected to demonstrate the
following:
a) The quantity, size, species, position and the proposed time of planting of all trees and shrubs to be
planted;
b) An indication of how they integrate with the proposal in the long term with regard to their mature size
and anticipated routine maintenance and protection;

c) Specification of which shrubs and hedges to be planted that are intended to achieve a significant size
and presence in the landscape;
Reason: In order to ensure high quality soft landscaping in and around the site in the interests of the
ecological value of the site and in the interests of visual amenity (policy Q2, Q9 and Q10 of the London
Borough of Lambeth Local Plan (2015)).
13
Any trees, shrubs or hedges included in the landscaping scheme for the development hereby
permitted that die, are removed, become seriously damaged or diseased, within five years of planting,
shall be replaced within 6 months of death, removal, damage or disease.
Reason: In order to ensure long term retention of the landscaping in and around the site in the interests
of the ecological value of the site and in the interests of visual amenity (policies Q9 and Q10 of the
London Borough of Lambeth Local Plan (2015)).
14
Prior to the installation of the green roof, a detailed specification of the green roof shall be
submitted to and approved in writing by the local planning authority. The specification shall include
details of the quantity, size, species, position and the proposed time of planting of all elements of the
green roof, together with details of their anticipated routine maintenance and protection. The green
roof shall only be installed and thereafter maintained in accordance with the approved details.
Reason: To safeguard the visual amenities of the area (policies Q2 and Q9 of the London Borough of
Lambeth Local Plan (2015)).
15
If within 5 years of the installation of the green roof any planting forming part of the green roof
shall die, be removed, or become seriously damaged or diseased, then either this planting shall be
replaced in the next planting season with planting of a similar size and species, or otherwise the green
roof shall be entirely removed from the site.
Reason: To safeguard the visual amenities of the area (policies Q2 and Q9 of the London Borough of
Lambeth Local Plan (2015)).
16
No building hereby permitted shall be occupied until the sustainable drainage scheme for the
site has been completed in accordance with the submitted details. The sustainable drainage scheme
shall be managed and maintained thereafter in accordance with the agreed management and
maintenance plan.
Reason: To manage the water environment of the development and mitigate the impact on flood risk,
water quality, habitat and amenity value (policies EN5 and EN6 of the London Borough of Lambeth
Local Plan (2015)).
17
Prior to the commencement of development, excluding demolition, hereby permitted, detailed
drawings including sections at 1:1, 1:5 and 1:20 scale (as appropriate) shall be submitted to and
approved in writing by the local planning authority. The development hereby permitted shall be
thereafter built in accordance with the approved details. Details of the following elements are required:
-

All materials to be used on the external surfaces of the building (to be made available for
inspection on site)
Windows and external doors (to be constructed of timber);
Balconies
Soffits, cills and copings
Rainwater goods

Reason: To ensure that the external appearance of the development is satisfactory and to preserve
the character and appearance of the Walcot Conservation Area, the setting of the Lambeth Walk and

China Walk Conservation Area and the setting of the listed buildings in Walnut Tree Walk and
Kennington Road. (Policies Q7, Q8 and Q22 of the Lambeth Local Plan (2015))
18
No development or demolition shall commence until detailed drawings showing the interface
between the proposed development and the existing boundary walls together with details of any
necessary works of making good to the boundary walls, have been submitted to and approved in writing
by the local planning authority.
To ensure a satisfactory appearance to the boundaries of the site and to ensure that the development
preserves the character and appearance of the Walcot Conservation Area, the setting of the Lambeth
Walk and China Walk Conservation Area and the setting of the listed buildings in Walnut Tree Walk
and Kennington Road. (Policies Q15 and Q22 of the Lambeth Local Plan (2015))
19
The works of demolition hereby permitted shall not be carried out before a contract for the
carrying out of the works of redevelopment detailed in this planning permission has been made.
Reason: To ensure that the works do not result in a partially demolished building or a prolonged site
vacancy to the detriment of the character and amenity of the area and to preserve the character and
appearance of the Walcot Conservation Area, the setting of the Lambeth Walk and China Walk
Conservation Area and the setting of the listed buildings in Walnut Tree Walk and Kennington Road.
(Policies Q2 and Q22 of the Lambeth Local Plan (2015)).
20
Prior to the first occupation of the development hereby permitted a fire hydrant shall be provided
on site in accordance with details which shall be first agreed in writing by the local planning authority in
consultation with the London Fire and Civil Defence Authority (notwithstanding the approved
documents) and shall be thus maintained for the lifetime of the development.
Reason: To ensure satisfactory access arrangements for fire service vehicles. (Policy Q14 of the
London Borough of Lambeth Local Plan (2015).
21
Prior to the first occupation of the residential units hereby permitted a flood response plan (or
flood warning and evacuation plan) for the development shall be submitted to and approved in writing
by the local planning authority.
Reason: To minimise the risk to residents of the development in the event of flooding. (Policy EN5 of
the Lambeth Local Plan 2015).
22
At least ten per cent of the residential units hereby permitted shall be constructed to comply with
Part M4(3) of the Building Regulations. Any communal areas and accesses serving the M4(3) compliant
Wheelchair User Dwellings should also comply with Part M4(3). All other residential units, communal
areas and accesses hereby permitted shall be constructed to comply with Part M4(2) of the Building
Regulations.
Reason: To secure appropriate access for disabled people, older people and others with mobility
constraints (policies 3.8 of the London Plan (2015) and Q1 of the London Borough of Lambeth Local
Plan (2015) and the guidance in the Housing Standards Minor Alterations to the London Plan March
2016).
23
Prior to the first occupation of the residential units hereby permitted a soft closure device shall
be fitted to the gate at the entrance to the site in accordance with details which shall be first submitted
to and approved in writing by the local planning authority. The device shall thereafter be maintained for
the lifetime of the development.

Reason: To mitigate the noise impact arising from increased used of the entrance gate in order to
safeguard the residential amenity of existing and future occupiers (policies Q2 of the London Borough
of Lambeth Local Plan (2015)).
24
The flat roofs of the buildings hereby permitted (shown on drawing 4393/P/224F) shall not be
used as a roof terrace, sitting out area or other amenity space.
Reason: To protect the amenities of adjoining occupiers and the area (policy Q2 of the London Borough
of Lambeth Local Plan (2015)).
25
Prior to the commencement of the relevant works full details of all external lighting to the
development shall be submitted to and approved in writing by the local planning authority. The lighting
shall be installed and thereafter maintained in accordance with the approved details.
Reason: To ensure that the external appearance of the development is satisfactory, to preserve the
character and appearance of the Walcot Conservation area, the setting of the Lambeth Walk and China
Walk Conservation Area and the setting of the listed buildings in Walnut Tree Walk and Kennington
Road to protect the amenities of adjoining occupiers and the area and to prevent disturbance to bats
(policies Q2, Q7, Q8, Q22 and EN1 of the London Borough of Lambeth Local Plan (2015) and the
Mayor of London’s Sustainable Design and Construction SPG 2014).
26
No plumbing or pipes, other than rainwater pipes, shall be fixed to the external faces of the
buildings, unless otherwise agreed in writing by the Local Planning Authority.
Reason: To ensure that the external appearance of the development is satisfactory and to preserve
the character and appearance of the Walcot Conservation area, the setting of the Lambeth Walk and
China Walk Conservation Area and the setting of the listed buildings in Walnut Tree Walk and
Kennington Road (policies Q7, Q8, and Q22 of the London Borough of Lambeth Local Plan (2015)).
27
No non-road mobile machinery (NRMM) shall be used on the site unless it is compliant with the
NRMM Low Emission Zone requirements (or any superseding requirements) and until it has been
registered for use on the site on the NRMM register (or any superseding register).
Reason: To ensure that air quality is not adversely affected by the development in line with London
Plan policy 7.14 and the Mayor’s SPG: The Control of Dust and Emissions During Construction and
Demolition.
28
Prior to the first occupation of the residential units hereby permitted a landscape management
and maintenance plan for the communal amenity areas within the development shall be submitted to
and approved in writing by the Local Planning Authority. Following completion of the development the
amenity areas shall be managed in accordance with the approved plan.
Reason: To ensure a satisfactory and continuing standard of amenities are provided and maintained in
connection with the development (policies H5 and Q9 of the Lambeth Local Plan 2015.)
29
Prior to first occupation of the building(s) evidence (schedule of fittings
and manufacturer's literature) should be submitted to the Local Planning Authority and approved in
writing to show that the development has been constructed in accordance with the approved internal
water use calculations and achieved an internal water use of <105L/person/day.
Reason: To reduce the consumption of potable water in the home from all sources, including borehole
well water, through the use of water efficient fittings, appliances and water recycling systems in
accordance with London Plan Policy 5.15.

30
The development shall be implemented in accordance with the approved Energy Strategy and
shall not commence until full Design Stage calculations under the Standard Assessment Procedure
have been submitted to and approved in writing by the Local planning Authority to show that the
development will be constructed in accordance with the approved Energy Strategy (Price & Myers –
13th April 2016) and achieved a 35% reduction in carbon dioxide emissions.
Reason: To ensure that the development makes the fullest contribution to minimising carbon dioxide
emissions in accordance with London Plan Policy 5.2 and Lambeth Local Plan September 2015 Policy
EN3.
31
Prior to first occupation of the building(s) evidence (e.g. photographs, installation contracts and
as-built certificates under the Standard Assessment Procedure) should be submitted to the Local
Planning Authority and approved in writing to show that the development has been constructed in
accordance with approved Energy Strategy (Price & Myers – 13th April 2016) and achieved a 35%
reduction in carbon dioxide emissions.
Reason: To ensure that the development makes the fullest contribution to minimising carbon dioxide
emissions in accordance with London Plan Policy 5.2 and Lambeth Local Plan September 2015 Policy
EN3.
32
No development shall take place until full details of an extensive green roof which shall be
compliant with GRO Green Roof Code 2011 has been submitted to and approved in writing by the Local
Planning Authority prior to the implementation of the relevant part of the development hereby approved.
The submission must provide/comprise the following information:
a)
Details on materials used in the design, construction and installation of the green roof based on
the Green Roof Code and the use of biodiversity based extensive/semi-intensive soils;
b)
Details on substrate and plants used in the green roof, based on a commercial brick-based
aggregate or equivalent with a varied substrate depth of 80 -150mm planted with 50% locally native
herbs/wildflowers in addition to a variety of sedum species;
c)
Details on additional features to the proposed green roof, such as areas of bare shingle, areas
of sand for burrowing invertebrates and individual logs or log piles.
d)
An ecological management and maintenance plan including landscape features and a cross
section of the green roof.
The development shall be carried out strictly in accordance with the green roof details approved, shall
be maintained as such thereafter and no alterations to the approved scheme shall be permitted without
the prior written consent of the Local Planning Authority.
Prior to first occupation of the building(s) evidence that the green roof has been installed in accordance
with the approved details should be submitted to and approved by the local planning authority prior to
first occupation.
Reason: To ensure that the development has an acceptable level of sustainability (Policy EN4 of the
Lambeth Local Plan September 2015).
33
Prior to the commencement of development, excluding demolition, hereby permitted details of
measures to enhance the biodiversity of the site (including bird and bat boxes and appropriate planting
species) shall be submitted to and approved in writing by the Local Planning Authority and the measures
shall be implemented on site prior to the first occupation of the development.

Reason: In order to enhance the biodiversity of the (Policies Q9 and EN1 of the Lambeth Local Plan
(2015)).
34
No development or demolition shall take place until details of precautionary measures and
procedures to be employed in the event that evidence of bats is discovered during the construction
works and in relation to the avoidance of disturbance to nesting birds have been submitted to and
approved in writing by the Local Planning Authority.
Reason: In order to ensure that proper measures are in place to prevent harm to bats and nesting birds
during the construction works. (Policy EN1 of the Lambeth Local Plan (2015)).
Informatives(s)

1
This decision letter does not convey an approval or consent which may be required under any
enactment, by-law, order or regulation, other than Section 57 of the Town and Country Planning Act
1990.
2
Your attention is drawn to the provisions of the Building Regulations, and related legislation
which must be complied with to the satisfaction of the Council's Building
Control Officer.
3
You are advised of the necessity to consult the Council’s Highways team prior to the
commencement of construction at drw@lambeth.gov.uk in order to obtain necessary approvals and
licences prior to undertaking any works within the Public Highway including Scaffolding,
Temporary/Permanent Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer
Connections, Hoarding, Excavations (including adjacent to the highway such as basements, etc),
Temporary Full/Part Road Closures, Craneage Licences etc.
4
Your attention is drawn to the provisions of the Wildlife and Countryside Act 1981 with regard to
protected species. You are advised to seek specialist advice with regard to the implementation of
appropriate measures for the protection of nesting birds and bats during the construction works.
5
Surface Water Drainage - With regard to surface water drainage it is the responsibility of a
developer to make proper provision for drainage to ground, water courses or a suitable sewer. In respect
of surface water it is recommended that the applicant should ensure that storm flows are attenuated or
regulated into the receiving public network through on or off site storage. When it is proposed to connect
to a combined public sewer, the site drainage should be separate and combined at the final manhole
nearest the boundary. Connections are not permitted for the removal of groundwater. Where the
developer proposes to discharge to a public sewer, prior approval from Thames Water Developer
Services will be required. They can be contacted on 0800 009 3921. Reason - to ensure that the surface
water discharge from the site shall not be detrimental to the existing sewerage system.
Legal changes under The Water Industry (Scheme for the Adoption of private sewers) Regulations 2011
mean that the sections of pipes you share with your neighbours, or are situated outside of your property
boundary which connect to a public sewer are likely to have transferred to Thames Water's ownership.
Should your proposed building work fall within 3 metres of these pipes we recommend you contact
Thames Water to discuss their status in more detail and to determine if a building over / near to
agreement is required. You can contact Thames Water on 0800 009 3921 or for more information
please visit our website at www.thameswater.co.uk
Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 1 bar) and
a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes. The developer should
take account of this minimum pressure in the design of the proposed development.

6
It is recommended that flood resistant and resilient measures are incorporated into the building
where practicable. The Department for Communities and Local Government document “Improving the
flood performance of new buildings: flood resilient construction” provides advice on this. Practical
measures may include provision of raised floor levels, where these can be accommodated without
external alterations to the building, raising electrical sockets above floor level and avoiding the use of
low level air bricks. An alternative scheme incorporating duplex units should also be considered.
7
It is recommended that residents of the development register with the Environment Agency’s
Floodline Warnings Direct service.
8
You are advised that any works to the boundary walls forming part of the curtilage of the adjacent
listed building may require an application for Listed Building Consent.
9
For information on the NRMM Low Emission Zone requirements and to register NRMM, please
visit “http://nrmm.london/”.
10
The applicant is advised to contact the Design out Crime Officer during the construction stage
to ensure that all relevant security and community safety issues are addressed.
11
As part of any new development where tree planting is proposed, the council would expect to
see trees of a heavy standard size or larger planted. This is to ensure that the trees make a positive
contribution to their surroundings and also provide wider ecological and environmental benefits. All tree
selection, planting and maintenance should be carried out in accordance with BS8545: 2014 Trees:
From Nursery to Independence in the Landscape Recommendations.

Background documents – Case file (this can be accessed via the planning Advice Desk, Telephone
020 7 926 1180).
For advice on how to make further written submissions or to register to speak on this item, please
contact Democratic Services, 020 796 2170 or email.

