ADDRESS: Rising Sun House, 133 Vauxhall Street, London SE11 5LL
Application Number: 16/06169/FUL

Case Officer: Sinead Winship

Ward: Princes

Date Received: 28.10.2016

Proposal: Demolition of existing building and the erection of six storey (plus basement)
block providing a total of 15 Class C3 units; associated amenity space and associated
refuse storage and cycle parking.
Drawing numbers:
PL201; PL202; PL203; PL204; PL001; PL002; PL003; PL004; PL008; PL009; PL010;
PL011; 133VS; PL101 (rev J); 133VS PL102D-PROPOSED FIRST PLAN-FP MARK UP170719; 133VS PL103D-PROPOSED SECOND PLAN-FP MARK UP-170719; 133VS
PL104D-PROPOSED THIRD PLAN-FP MARK UP-170719; 133VS PL105D-PROPOSED
FOURTH PLAN-FP MARK UP-170719; 133VS PL106E-PROPOSED FIFTH PLAN-FP
MARK UP-170719; PL107 (rev C); 2016-007-01; 2016-007-02-P2; PL108 (rev F); PL111
(rev F); PL110 (rev G); PL109 (rev H); PL300; PL301; PL302; PL303; PL500; PL000;
162370-001

Documents:
Design & Access Statement dated October 2016 (ver. 2.1); Energy Statement dated
November 2016; Sustainability Statement dated November 2016; Landscape Design
Document dated 14/10/2016 (rev P1); Viability Assessment Report dated October 2016;
Letter regarding daylight & sunlight dated 20th June 2017 and prepared by BVP; Flood Risk
Assessment ref: 162370-01; Exception Test; Preliminary Construction Management Plan
dated May 2017; Schedule of Accommodation dated 19.06.17; Daylight & Sunlight Report
dated October 2016; Planning Statement dated October 2016 (rev AA)
RECOMMENDATION:
Resolve to grant conditional planning permission.
Agree to delegate authority to the Director of Planning and Development to:
1. Finalise the recommended conditions as set out in this report including such
refinements, amendments, additions and/or deletions as the Director of Planning and
Development considers reasonably necessary;
2. Negotiate, agree and finalise the planning obligations pursuant to section 106 of the
Town and Country Planning Act 1990, including refining, adding to, amending and/or
deleting the obligations detailed in the heads of terms as the Director of Planning and
Development considers reasonably necessary; and
3. Complete the planning obligations referred to above. In the event that the committee
resolves to refuse planning permission and there is a subsequent appeal, delegated
authority is given to officers, having regard to the heads of terms set out in the report,
to negotiate and complete a Section 106 agreement in order to meet the requirements
of the Planning Inspector.
Applicant:
Vauxhall Street Limited

Agent:
Peter Brett Associates LLP
16 Brewhouse Yard
London
EC1V 4LJ

SITE DESIGNATIONS
Relevant site designations:
Flood Zone 3
Oval Gasholders Outer HSE consultation zone
Streets under conversion stress
Protected vistas – Primrose Hill Summit to the Palace of Westminster
LAND USE DETAILS
Site area

0.031ha
Use
Class

Use Description

Number of
units

Existing

C3

Residential (3 x 1 bedroom,
2 x 2 bedroom and 1 x 3
bedroom flats)

6

Total Floorspace
(Gross Internal
Area)
555sqm

Proposed

C3

Residential (4 x 1 bedroom,
10 x 2 bedroom and 1 x
three bedroom flats)

15

1,3470sqm

PARKING DETAILS

Existing
Proposed

Car Parking
Spaces
(general)
4
0

Car Parking
Spaces
(Disabled)
0
0

Bicycle
Spaces

Motorbike Spaces

0
26

0
0

EXECUTIVE SUMMARY
The application proposes the demolition of the existing two storey plus basement building and
the erection of a 15 dwelling building. Vauxhall Street is defined by purpose built apartment
buildings and the proposal is therefore able to deliver additional housing in a manner that is
consistent with the character of the area. The scheme offers a range of dwelling sizes,
including a family sized unit, providing an appropriate dwelling mix. The submission has been
accompanied by a viability report and it is considered that a sound financial justification has
been provided in response to the failure of the scheme to provide the requisite percentage of
affordable housing on site.
The bulk, scale and massing of the proposed development is considered congruent with the
neighbouring buildings and it would not exceed the height of the adjacent Dolland House.
Appropriate materials have been proposed that would ensure the building would complement
the surrounding architecture. Through the use of set-backs, recessed balconies and glazing,
the building has successfully been designed so as to not appear overly dominant when
observed from public viewpoints.
It is considered that the scheme would not materially prejudice the amenity of neighbouring
occupiers in terms of existing levels of privacy, outlook and natural light they currently enjoy.
Lastly it would not harm conditions of on-street parking or prejudice conditions for the free flow
of traffic and highway safety.

The development would provide a high quality residential environment for all future occupiers
and contribute to the Borough’s housing targets. All of the dwellings have been designed to
meet relevant standards in terms of size, layout and aspect. They would also achieve
appropriate levels of outlook and daylight and sunlight and have sufficient private amenity
space. Future occupiers would also have access to an appropriately sized communal amenity
space which would incorporate an area for children’s play.
Officers consider that the development would be in compliance with the development plan for
the Borough. Officers are therefore recommending approval of the scheme, subject to
conditions and a s106 agreement, in accordance with the presumption in favour of sustainable
development conferred upon Local Planning Authorities by the National Planning Policy
Framework (NPPF).

PLANNING OFFICER’S REPORT
Reason for referral to PAC: The application is reported to the Planning Applications
Committee in accordance with Section (ii) (1) of the Committee’s terms of reference; as
it relates to the provision of a building or buildings where the number of dwellings
exceeds 10 in number.
SITE AND SURROUNDINGS
1.1

The application site comprises a 3-storey (plus basement) detached property situated
on a corner plot; to the east side of Vauxhall Street and the north side of Dolland Street.
Formerly a public house the property is currently in use as 6 flats, having been converted
in the late 1990s. The site currently has an area of approximately 63m2 to the front
which provides off-street parking for 4 vehicles and an area of approximately 90m2
which provides a private rear amenity space.

1.2

To the north of the site is Dolland House a 5-storey block of 80 apartments that is
bounded by Vauxhall Street, Newburn Street and Loughborough Street. To the east of
the site is car parking and a play area ancillary to Dolland House. To the south of the
site is a 3-storey terrace of residential properties that front Vauxhall Street and 2-storey
commercial/industrial buildings that front Dolland Street.

1.3

The application site is not located within a conservation area and the buildings on the
site or adjoining it are not listed buildings. The site is within Flood Risk Zones (FRZ) 2
and 3 and the Oval Gasholders Outer HSE zone. The site is also within the Kennington
‘K’ Controlled Parking Zone (CPZ). The site has a Public Transport Access Level (PTAL)
rating of 6b, which is considered to be ‘excellent’.

Figure 1: Aerial photo of the site (edged in red) facing east

Figure 2: View of the existing building from Vauxhall St.

PROPOSAL
2.1

The application proposes the demolition of the existing building and the erection of a six
storey plus basement building. The proposed development would comprise of 15 selfcontained residential units (use class C3), associated amenity space, refuse storage
and cycle parking. The unit mix would comprise of 4 x one bedroom, 10 x two bedroom
and 1 x 3 bedroom flats.

2.2

The development would be finished in yellow multi-stock brickwork with the exception of
the fifth floor which would feature aluminium cladding. The front elevation would feature
recessed balconies with steel balustrades accessed via fully glazed double doors. The
south elevation would again feature recessed balconies in addition to feature glazed
curtain walling to the communal staircase. Feature brick detailing is proposed to the rear
and north elevations. Casement windows are proposed to all elevations. All fenestration
would be aluminium framed and coloured mid-grey.

2.3

The boundary treatment fronting Vauxhall Street would be a brick dwarf wall with steel
railings above and ‘instant hedging’ behind. Access to all units would be via a single
entrance on Vauxhall Street and the development would be served by one core. Refuse
and recycling storage would be provided at ground floor level and accessed via Dolland
Street.

2.4

It is proposed to remove the existing off street parking provision and provide parking for
26 bicycles at basement level. Additional storage for residents would also be provided
within the basement as would the utility meters and lift plant.

2.5

All flats proposed would have access to both private and communal amenity space.
75sqm of communal amenity space would be provided at roof level comprising of
planting, decking and outdoor furniture enclosed by steel railings. Units to the fourth floor
and below would have 9sqm of private amenity space. The unit to the fifth floor of the
development would benefit from 30sqm of private amenity space.

2.6

Amendments were sought by officers in the consideration of this application. In
response to officer’s initial concerns, the applicant introduced a number of minor
elevational changes including the removal of a large louvered screen to the stairwell
and the introduction of brick detailing to the rear. Additional windows were introduced
to the northern elevation and others were increased in size to allow the proposed units
to achieve better levels of daylight. Following receipt of these changes, consultation
letters were sent to neighbouring occupiers and a site notice was posted.

2.7

Provided below in Figures 3 - 7 are plans and images of the proposals.

Figure 3: Proposed Vauxhall Street (front) elevation

Figure 4: Proposed access
road (north) elevation

Figure 5: Proposed Dolland St
(south) elevation

Figure 6: Proposed rear elevation

Figure 7: Proposed ground floor plan in context

PLANNING HISTORY
3.1

Provided below is a summary of the relevant planning history for the site:

3.2

96/01579/PLANAP: Change of use from Public House to five self-contained flats,
together with external alterations and the provision of off street parking spaces. Granted
22.07.1997

3.3

02/00875/FUL: Construction of first and second floor rear corner extension. Granted
12.08.2002

3.4

11/00760/LDCE: Application for a Certificate of Lawful Development (Existing) with
respect to the use of basement level as a studio flat (Use Class C3). Granted
08.06.2011.

CONSULTATIONS
Statutory and Internal/External Consultees
4.1

LBL Urban Design: Support has been expressed for the scheme and the comments
have been incorporated in the ‘Urban Design’ section below.

4.2

LBL Transport: No objection to the loss of car parking subject to a s106 car free
agreement and financial contribution for an on street disabled parking bay as required.
Concerns raised regarding the use of a cycle ramp. This is discussed in the ‘Transport’
section below.

4.3

LBL Flooding and Surface Water: No objection

4.4

LBL Planning Policy: No in principle objection

4.5

LBL Arboriculture: No objection subject to additional information secured by way of
condition

4.6

LBL Highways: No objection to the draft construction management plan

4.7

LBL Sustainability Consultant: No objection subject to additional information secured by
way of condition

4.8

Waste Management (Veolia): No objection, subject to the installation of a dropped
kerb near to the bin store entrance.

4.9

Environment Agency: No objection subject to conditions

4.10 Health and Safety Executive: Do not advise against, on safety grounds, granting
planning permission.
4.11 Metropolitan Police - Design Out Crime: No objection subject to conditions
4.12 Thames Water: No objection raised subject to conditions and informatives
4.13 The Council’s Housing team were also consulted but did not respond.
Local Amenity Groups
4.14 The following amenity groups were consulted but no comments were forthcoming: South
Bank and Waterloo Neighbours, Association of Waterloo Groups, Waterloo Community
Development Group, Kennington Association Planning Forum, Kennington Oval &
Vauxhall Forum, 9 Albert Embankment Residents’ Association, We Are Waterloo,
Friends of Vauxhall Spring Gardens.
Adjoining owners/occupiers
4.15 A total of 125 consultation letters were sent to occupiers of neighbouring properties on
17.07.2017. A press notice was published in the Lambeth Weekender on 16.11.2016
and a site notice was posted on 17.07.2017. In response to consultation, two letters of
objection were received. A summary of the concerns raised is set out below:
Summary of objections
Officer’s Response
The proposed flats would have poor Officer’s did share this concern and asked
access to natural light
the applicant to produce an additional
daylight/sunlight report to asses this aspect
of the proposal. In response to officer
concerns,
the
applicant
introduced
additional windows to the north elevation
and increased the size of other windows
within the development. The requested
report demonstrated that all but one
habitable rooms within the development
would achieve BRE daylighting criteria. A
full assessment of the standard of
accommodation is provided in section 8 of
this report.
No. 135 Vauxhall St will be directly A full assessment of the impacts upon this
overlooked
by
the
proposed property is provided in section 10 of this
development and will suffer a loss of report. However, it is noted that the
outlook, daylight and increased sense of property is currently overlooked by the
enclosure.
existing building.
The height and style of the building is The maximum height of the building will not
inappropriate for the surroundings.
exceed that of the adjacent block, Dolland

House. A full design assessment is
provided in section 9 of this report.
The proposed glazed stairwell will result The glazing to the stairwell will be
in light pollution to neighbouring obscured which officers consider adequate
properties
to mitigate any light pollution. It should
further be noted that the stairwell lighting
will be controlled by motion sensor and will
therefore only be illuminated for very
limited periods of time.
Lack of affordable housing
The applicant has provided a viability
assessment that has been fully scrutinised
by the Council’s independent consultant.
Officers have also reviewed both the
applicant’s viability assessment and that
produced by the Council’s consultant. Both
assessments have concluded that it would
not be viable for the development to
provide an affordable housing contribution.
In accordance with the NPPF, Councils
cannot seek affordable housing
contributions where it has been
demonstrated that they would render a
development unviable. A full assessment
of viability and affordable housing matters
is provided in section 7.4 of this report.
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 (NPPF) 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. The National Planning Policy Guidance (NPPG) is also a material
consideration.

5.3

The development plan in Lambeth is the London Plan (2015) (as amended by the Minor
Alterations to the London Plan 2016), and the Lambeth Local Plan (2015).

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 (2015) (as amended by the Minor Alterations to the London Plan,
2016):
Policy 3.1:
Policy 3.3:
Policy 3.4:
Policy 3.5:
Policy 3.6:
Policy 3.8:
Policy 3.9:
Policy 3.11:

Ensuring Equal Life Chances for All
Increasing Housing Supply
Optimising Housing Potential
Quality and Design of Housing Developments
Children’s and Young People’s Play and Informal Recreation Facilities
Housing Choice
Mixed and Balanced Communities
Affordable Housing Targets

Policy 3.12: Negotiating Affordable Housing on Individual Private Residential and
Mixed Use Schemes
Policy 3.14: Existing Housing
Policy 5.1: Climate Change Mitigation
Policy 5.2: Minimising Carbon Dioxide Emission
Policy 5.3: Sustainable Design and Construction
Policy 5.7: Renewable Energy
Policy 5.9: Overheating and Cooling
Policy 5.10: Urban Greening
Policy 5.12: Flood Risk Management
Policy 5.13: Sustainable Drainage
Policy 5.14: Water Quality and Wastewater Infrastructure
Policy 5.15: Water Use and Supplies
Policy 5.17: Waste Capacity
Policy 5.18: Construction, Excavation and Demolition Waste
Policy 6.1: Strategic Approach
Policy 6.3: Assessing Effects of Development on Transport Capacity
Policy 6.9: Cycling
Policy 6.10: Walking
Policy 6.13: Parking
Policy 7.1: Lifetime Neighbourhoods
Policy 7.2: An Inclusive Environment
Policy 7.3: Designing Out Crime
Policy 7.4: Local Character
Policy 7.5: Public Realm
Policy 7.6: Architecture
Policy 7.12: Implementing the London View Management Framework
Policy 7.13: Safety, Security and Resilience to Emergency
Policy 7.14: Improving Air Quality
Policy 7.15: Reducing and Managing Noise, Improving and Enhancing & Promoting
Appropriate Soundscapes
5.6

Lambeth Local Plan 2015 (LLP):
Policy D1: Delivery and monitoring
Policy D2: Presumption in favour of sustainable development
Policy D3: Infrastructure
Policy D4: Planning obligations
Policy ED14: Employment and training
Policy H1: Maximising housing growth
Policy H2: Affordable Housing
Policy H3: Safeguarding existing housing
Policy H4: Housing mix in new developments
Policy H5: Housing Standards
Policy T1: Sustainable Travel
Policy T2: Walking
Policy T3: Cycling
Policy T4: Public transport infrastructure
Policy T6: Assessing Impacts of Development on Transport Capacity
Policy T7: Parking
Policy T8: Servicing
Policy EN1: Open space and biodiversity
Policy EN3: Decentralised energy
Policy EN4: Sustainable design and construction
Policy EN5: Flood risk
Policy EN6: Sustainable drainage systems and water management
Policy EN7: Sustainable waste management
Policy Q1: Inclusive environments

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 Q15: Boundary treatments
Policy Q22: Views
Policy PN8: Kennington/Oval
5.7

Regional Guidance

5.7.1

5.8

Relevant publications from the GLA:
- Housing (2016)
- Accessible London: Achieving and Inclusive Environment SPG (2014)
- The Control of Dust & Emissions During Construction & Demolition SPG (2014)
- Character and Context SPG (2014)
- Sustainable Design and Construction SPG (2014)
- Planning for Equality and Diversity in London SPG (2007)
- Crossrail Funding (2016)
- Play and Information Recreation (2016)
- London View Management Framework (2012)
- Planning Practice Guidance - Hazardous Substances
Local Guidance / Supplementary Planning Documents (SPDs):

5.8.1

Relevant local guidance and SPDs for Lambeth:
- Refuse & Recycling Storage Design Guide
- Waste & Recycling Storage and Collection Requirements
- Air Quality Planning Guidance Note
- Draft Viability SPD
ASSESSMENT

6.1

Summary of Main Issues


Land use:
o Principle of housing
o Density
o Dwelling mix
o Affordable housing



Standard of accommodation for future occupiers:
o National floorspace standards
o Dual aspect orientation
o Daylight, sunlight and overshadowing
o Outlook and privacy
o Quantum and quality of private and communal amenity space
o Children’s play space
o Accessible, adaptable and wheelchair housing provision



Urban Design:
o Principle of demolition

o
o

Bulk, scale, massing and footprint
Detailed design



Amenity:
o Privacy
o Outlook and increased sense of enclosure
o Daylight/sunlight and overshadowing



Transport
o Accessibility
o Car parking
o Cycle parking
o Method of construction and demolition
o Refuse and recycling



Other
o
o
o
o
o
o
o
o

Landscaping
Sustainable design and construction
Health and Safety
Flood risk
Basement construction
Sustainable urban drainage systems
Community safety
Planning obligations and CIL

Land Use
7.1

Principle of housing

7.1.1

The National Planning Policy Framework (NPPF) promotes the effective use of land
by anticipating the re-use of land that has been previously developed, provided that it
is not of high environmental value. The application site is considered to be previously
developed land in the form of housing, given it comprises an existing flatted
development block.

7.1.2

The application site is located within a primarily residential area on previously
developed land. Policy H1 – Maximising housing growth seeks to maximise the supply
of additional homes in the borough to meet and exceed the annual housing target for
Lambeth as set out in the London Plan for the period 2015 to 2030. Policy H3 seeks
to resist the net loss of existing housing. Therefore in principle the provision of fifteen
residential units, of which nine would be a net gain, is supported subject to meeting
other development plan policy requirements.

7.2

Density

7.2.1

Part (iii) of Policy H1 seeks levels of residential density consistent with London Plan
guidelines, having regard to the provision of other uses on the site, availability of local
services, access to and capacity of public transport, urban design context, quality of
design and impact on existing and future residents and the local environment.
Additionally, Policy D1 (a) seeks to maximise the use of previously developed land.

7.2.2

The site has a PTAL of 6b (highly accessible). For the purposes of considered density
pursuant to the London Plan density matrix, the scheme falls within the ‘urban’ area
with a guideline density range of 200-700 habitable rooms per hectare (hr/ha) or 70260 units per hectare (u/ha).

7.2.3

7.3

Based on a site area of 0.031ha and 42 habitable rooms, the scheme has a density of
1,320hr/ha or 483u/ha which exceeds the London Plan guideline. Whilst this is above
the nominated density range, this is a guide which is not to be applied mechanistically.
Instead, the policy emphasis is on optimal site use and consideration of any
overdevelopment symptoms and their appropriate mitigation as discussed in the
remained of this report. Furthermore, it should be noted that the site is within an area
of high density residential development, with a number of early 20th century purpose
built blocks of flats in the immediate vicinity. Future residents would also benefit from
access to three underground stations, a large supermarket and a number of smaller
local amenities within walking distance of the development.
Dwelling Mix

7.3.1

Policy H4 (a) of the Local Plan requires the provision of a mix of housing sizes, types
and tenures in new residential schemes to meet the needs of different sections of the
community. This policy provision does not prescribe a mix of units for market housing
but instead recommends “a balanced mix of unit sizes including family-sized
accommodation”. In all cases, proposals are expected to demonstrate that the
provision of family-sized units has been maximised. However, the policy recognises
that the dwelling type and mix proposed might depend on the particular location and
nature of the individual development site, viability considerations and need to achieve
mixed and balanced communities.

7.3.2

In this case, the proposed dwelling mix would comprise of 4 x 1 bedroom units, 10 x 2
bedroom units and 1 x three bedroom units. Whilst this mix would be weighted towards
smaller sized units, a three bedroom unit has been provided with 30sqm of private
amenity space thus providing an acceptable family-sized unit. The scheme would reprovide a greater number of housing units on this site with a wider mix of unit sizes.
Therefore, the mix is considered policy compliant having regard to the overarching
objective of the Council’s policy to encourage sustainable communities with a choice
of family sized housing.

7.4

Affordable Housing

7.4.1

London Plan Policies 3.8 to 3.13 assert the need for mixed and balanced communities
and in this context seek to maximise affordable housing provision.

7.4.2

Local Plan Policy H2 states the Council will seek the maximum reasonable amount of
affordable housing when negotiating on individual private residential and mixed use
schemes. On sites of at least 0.1ha or capable of accommodating 10 or more homes,
at least 40% of units (where public subsidy is not available) should be affordable.

7.4.3

Part (c) of Policy H2 states that in considering the nature of the affordable housing
sought, the Council will take into account:
(i)
(ii)
(iii)

The specific circumstances of individual sites, including development viability;
The characteristics of the area, the site and type of development proposed, and
the size and type of affordable housing needed; and
The impact on mixed and balanced communities within a local neighbourhood

The policy further stipulates that a financial appraisal will be required if the affordable
housing provision is less than the specified policy requirements or where the
proportions of social/affordable rented and/or intermediate hosing are not in
accordance with policy.
7.4.4

The application has been supported by a financial viability assessment report prepared
by Savills. The viability appraisal was undertaken using the “Argus Developer” model.

The use of this model is accepted given it is industry known and previously used by
the LPA as well as the Planning Inspectorate.
7.4.5

The applicant’s viability assessment concludes that the scheme will generate a deficit
and therefore no affordable housing contribution can be made. The assessment
considers the residual land value generated by both a policy compliant scheme
providing 40% affordable units on site and a wholly private scheme. Both scenarios
are said to generate a deficit against the benchmark land value. A policy compliant
scheme is stated within the assessment to generate a significantly higher deficit than
a fully private development. Nonetheless, the viability assessment advises that the
applicant expects market performance to increase thereby enabling their required level
of return to be achieved.

7.4.6

In light of the proposed lack of affordable housing, the applicant’s viability assessment
report has been referred to BNP Paribas (BNPP) for independent verification and
scrutiny. Following verification and further discussion, it has been concluded to the
satisfaction of officers and BNPP that the development would not generate a surplus
and therefore an affordable housing contribution cannot be secured.

7.4.7

BNPP’s viability assessment estimated that the benchmark land value, construction
costs and contingency and professional fees would be lower than stated within the
applicant’s report. The Council subsequently commissioned a cost review of the
development which concluded that costs would be £92,000 lower than stated within
the applicant’s assessment. BNPP requested additional evidence from the applicant’s
viability consultant regarding projected sales values and the values of the existing flats.
A lower professional fees and contingency costs percentage was also agreed upon.
Nonetheless, BNPP’s viability assessment reaffirmed that the development would
generate a deficit. Their assessment did, however, identify that a sales growth of 4%
would generate a surplus over the benchmark land value. It is therefore recommended
that review mechanism clauses are included in the s106 agreement. This would allow
the Council to capture any potential surplus generated as an affordable housing
contribution.

7.4.8

Given the above, it is considered that sound financial justification has been provided
in response to the failure of the scheme to provide any affordable housing or off site
contribution. Subject to the imposition of review mechanisms within the s106
agreement, the scheme would comply with Policy H2 of the Local Plan. In accordance
with Lambeth’s Draft Viability SPD, the review mechanisms recommended are as
follows:



Early review – triggered in the event construction does not commence
within two years of the grant of planning permission
Near end of development review – triggered by 75% of sales of units

Standard of Residential Accommodation
8.1

A high quality built environment, including high quality housing in support of the needs
of occupiers and the community is part of the ‘sustainable development’ imperative of
the NPPF. It is also implicit in London Plan Ch1 ‘Context and Strategy’, Ch2 ‘London’s
Places’, Ch3 ‘London’s People’, and Ch7 ‘London’s Living Places and Spaces’, and is
explicit in policies 2.6, 3.5, 7.1, and 7.2. London Plan Policy 3.5 states that development
should be of the highest quality internally, externally and in relation to the wider
environment, taking into account of strategic policy to protect and enhance London’s
residential environment. This reflects the strategic priority for inner London in Policy 2.9
which seeks to realise the potential of inner London to improve its environment,
supporting and sustaining existing and new communities, and improving quality of life.

8.2
8.2.1

National Floorspace Standards
Policy H5 of the Local Plan sets out the standards of housing expected in new-build
dwellings including the need to provide adequate internal space for the intended
number of occupiers. London Plan Policy 3.5 and associated Table 3.3 set out the
minimum unit sizes for residential units in London. The London Plan requirements have
been assessed against the maximum number of bedspaces/occupiers an apartment
could accommodate. The below table sets out the unit’s compliance with the minimum
floor areas.
Unit

Gross internal
area (sqm)

1 – 2b3p
2 – 2b4p
3 – 2b4p
4 – 1b2p
5 – 2b3p
6 – 2b4p
7 – 1b2p
8 – 2b3p
9 – 2b4p
10 – 1b2p
11 – 2b3p
12 – 2b4p
13 – 1b2p
14 – 2b3p
15 – 3b5p

77
77
70
50
63
70
50
63
70
50
63
70
50
63
86

LP minimum
requirement
(sqm)
61
70
70
50
61
70
50
61
70
50
61
70
50
61
86

Table 1: Unit sizes (all unit sizes measured in sqm)
8.2.2

The submitted drawings demonstrate that the overall unit sizes for each flat when
assessed against London Plan standards would meet or exceed the minimum GIA
requirement.

8.2.3

In addition London Plan policy 3.5, Local Plan policy H5 and relevant guidance also
requires account to be taken of the size of habitable rooms and the internal layout of
the units. In regard to these space standards, the units within the scheme would be
compliant. Ceiling heights of 2.5m are proposed throughout the development which
would again comply with London Plan requirements.

8.3
8.3.1

8.4

Dual Aspect Orientation
Local Plan policy H5 part (a), (i) requires that proposals for new residential
development accord with the principles of good design and will be expected to provide
dual-aspect accommodation unless exceptional circumstances are demonstrated. All
units proposed would accord with this requirement and are therefore considered
acceptable in this regard.
Daylight, sunlight and overshadowing

8.4.1

Policy Q2 relates to the standards of privacy, levels of outlook and overlooking, impacts
on levels of daylight and sunlight within new dwellings and on neighbouring buildings
as well as noise considerations having regard to internal layouts/orientation and
distance between units. Impacts upon neighbouring buildings will be addressed later
in this report.

8.4.2

This application is supported by a daylight and sunlight report, the addendum of which
assesses the levels of natural light afforded to the proposed units. Considering
daylighting provision to the units, Appendix C of the Building Research Establishment
publication ‘Site Layout Planning for Daylight and Sunlight – a Guide to Good Practice’
addresses the assessment for future occupiers of a proposed development. The
Average Daylight Factor (ADF) Test has been used which prescribes target values for
daylight provision to specific rooms in accordance with their use, as follows: Bedrooms
– 1% ADF; Living Rooms – 1.5% ADF; and Kitchens – 2% ADF.

8.4.3

The BRE guidance recommends that where rooms of multiple use are concerned, the
highest target value for any of the affiliated uses within the room should be adopted as
a benchmark – i.e. for combined living/kitchen and dining areas (LKDs) this would be
the highest value 2% for kitchens where intricate food preparation and cooking is
undertaken. However, the guidelines also acknowledge that this benchmark for
kitchens is not always practical as in modern urban accommodation it is common for
gallery-style kitchens to be located at the rear of deep single aspect rooms and have
little expectation of natural light. The BRE guidelines state ‘if the layout means that a
small internal galley type kitchen is inevitable, it should be directly linked to a well day
lit living room’.

8.4.4

All proposed units would have living/kitchen and dining areas (LKDs) with open plan
kitchens. Where the kitchen is directly served by a window, the LKD has been
assessed within the applicant’s report as aiming for an ADF value of 2%. Where the
kitchen would not be served by a local window, the applicant’s report sub-divides the
LKD to assess the daylighting of the living and dining area only. Where the living and
dining area can achieve an ADF value of 1.5%, it can be considered to be a well day
lit room. Officers agree with the approach of the applicant’s analysis and consider it to
adhere to BRE guidelines.

8.4.5

The submitted report has analysed the habitable rooms located on the ground and first
floors only as these are the lowest two floors in the scheme. They would therefore have
the most constrained daylight potential. The floor plan is repeated between the first
and fourth floors. The fifth floor has not been assessed but given its height and tripleaspect glazing it would far exceed BRE criteria. Officers consider that this is a
reasonable approach for the worst case scenario.

8.4.6

All nine of the bedrooms assessed would record in excess of 1% ADF therefore
meeting the BRE guidelines and achieving acceptable levels of natural daylight. All
bedrooms meet or exceed the requisite minimum space standard and would benefit
from ceiling heights of 2.5%. A good standard of accommodation would therefore be
provided in this regard.

8.4.7

All living/dining areas would achieve in excess of 1.5% ADF. This demonstrates in itself
that the kitchen areas in these combined rooms would be served and linked by suitably
day lit living rooms. As explained above this analysis is considered acceptable given
the nature of these rooms with gallery style kitchen areas and the BRE guidelines.

8.4.8

Of the LKD areas assessed, two would feature kitchens served by local windows - flats
2 and 5. BRE guidance advises that such rooms should aim to achieve 2% ADF. Flat
5 would achieve an ADF of 1.99% and would therefore be considered to be suitably
day lit given the extremely minor shortfall of 0.01%. The LKD area of Flat 2 would
achieve an ADF of 1.51% therefore failing to meet BRE guidelines. Whilst it is

regrettable that this LKD would not achieve a 2% ADF, it would still be considered to
provide an acceptable standard of accommodation. The LKD is particularly large,
measuring 31sqm, and is dual aspect with access onto a private south facing terrace.
8.4.9

It is also pertinent to establish that the BRE criterion is intended to guide the planner
and is not adopted planning policy. The BRE guide outlines that: “the advice given here
is not mandatory and this document should not be seen as an instrument of planning
policy. It aims to help, rather than constrain, the designer. Although it gives numerical
guidelines, these should be interpreted flexibly because natural lighting is only one of
many factors in site layout design.” In this regard Officers are satisfied that the
development would provide a suitable level of accommodation for future occupiers.

8.4.10 The proposed development would provide all living/dining areas with at least one main
window facing within 90 degrees of due south. The units proposed would therefore
benefit from good access to sunlight in accordance with BRE guidelines.
8.5
8.5.1

8.6

Outlook and Privacy
All habitable rooms proposed would be at ground floor level or above and would benefit
from unobscured outlook from at least one window. At ground floor level, all glazing
would be set behind a low brick wall with railings above and planting. This would allow
for defensible space to be created whilst maintaining a good standard of outlook. To
the north elevation, windows would be set back a minimum of 5.75m from the nearest
facing building, Dolland House. To the south elevation, windows would be set back 8m
from the flank elevation of no. 135 Vauxhall Street. This would allow for a good outlook
to be achieved from all windows within the development and officers are satisfied with
this arrangement. The proposed development has been laid out so as to prevent unit
to unit overlooking. Future occupiers would therefore benefit from an acceptable level
of privacy.
Quantum and quality of private and communal open space

8.6.1

The requirements for amenity space provision as part of new residential developments
are detailed in Policy H5 (b) of the Local Plan. For new flatted developments, shared
amenity space of at least 50sqm is required plus a further 10sqm per flat provided as
a balcony, terrace or private garden. Where 10sqm of private amenity space cannot
be provided, the shortfall may be consolidated within the communal amenity space.

8.6.2

On this basis policy requires that the overall minimum outdoor amenity space for the
development would be at least 50sqm of communal amenity space plus 150sqm (15
flats x 10sqm) either as a balcony/terrace/private garden or consolidated with the
communal amenity space. Therefore the total requirement would be 200sqm for this
scheme.

8.6.3

In total the scheme would provide 226sqm of amenity space, exceeding the policy
requirement by 26sqm. The proposal would include 70sqm of communal amenity
space in the form of a roof terrace. Units 1 and 2 to the ground floor of the development
would be served by private terraces measuring 9sqm and screened by planting. Units
3 – 14 to the first, second, third and fourth floors would be served by balconies, again
measuring 9sqm. It is noted that there is a 1sqm shortfall in private amenity space to
each of these units. However, the under provision would be consolidated within the
communal amenity space and is therefore acceptable. Unit 15, the scheme’s only three
bedroom dwelling, would benefit from a 30sqm roof terrace which far exceeds the
10sqm minimum required.

8.6.4

Given the development’s urban location, the need to provide high quality amenity
space is recognised. The applicant has provided indicative images of roof terraces in
similarly urban locations in addition to a proposed landscape plan. The plan indicates
that built in furniture would be provided in addition to planters and an area of decking.
This would likely deliver a good standard of amenity space that would be utilised by
future occupiers. To ensure that high quality landscaping is provided, it is
recommended that a full schedule of planting is secured by way of condition.
Children’s play space

8.7
8.7.1

London Plan Policy 3.6: ‘Children and young people’s play and informal recreation
facilities’, anticipates that development which includes housing shall make provision
for play and informal recreation based on the expected child yield it would generate.
Accompanying guidance: ‘Shaping Neighbourhoods - Play and Informal Recreation
SPG September 2012’ details how the policy shall be implemented in practice. A
minimum 10sqm per child, regardless of age, is recommended as a basis for assessing
future requirements arising from an increase in the child yield of an area.

8.7.2

Policy H5 Housing standards of the Lambeth Local Plan 2015 states that provision for
play space should be to at least the requirements set out within the London Plan
guidance. Based on the child yield of the development, and using the Mayor of London
Housing SPG play space requirement calculator, a total provision of 14sqm play space
would be required. According to the GLA’s child yield calculator only one child is likely
to arise from the scheme.

8.7.3

As stated above, the communal amenity space would be some 70sqm in size. The
scheme proposes an informal playable space within the communal roof terrace
measuring 14sqm thereby achieving the GLA’s requirement. Full details of the play
area are recommended to be secured by way of a pre-commencement condition on
any planning permission.

8.8

Accessible, Adaptable and Wheelchair Housing Provision

8.8.1

8.8.2

Development should, amongst other things, enable people to live healthy active lives
per London Plan Policy 7.1, and be inclusive including addressing the specific needs
of older and disabled people as per Policy 7.2. Under the new National Technical
Standards, London Plan Policy 3.8 (Housing Choice) is to be interpreted so that the
current standards relating to ‘lifetime homes’ and ‘wheelchair accessible or easily
adaptable dwellings’ are removed, and instead:


90% of new dwellings will need to be ‘accessible and adaptable’ (this is
defined by building regulations – Part M4 (2)); and



10% of new dwellings will need to be ‘wheelchair user dwellings’ (this is
defined by building regulations – Part M4 (3))

The development provides two units at ground floor level that could be easily
adapted to meet the specific needs of disabled or older users. This is recommended
to be secured by way of condition.

Urban Design
9.1

Principle of demolition

9.1.1

9.2

The existing building comprises of a detached former public house constructed circa
1940. The building is not listed nor is it within a conservation area and therefore the
principle of its demolition is supported. This is subject to a replacement building of an
acceptable bulk, scale and massing being proposed.
Replacement building
Bulk, scale, massing and footprint

9.2.1

Local Plan Policy Q5 - Local Distinctiveness stipulates that the local distinctiveness of
Lambeth should be sustained and reinforced through new development, and proposals
will be supported where it is shown that design of development is a response to positive
aspects of the local context and historic character in terms of: i) urban block and grain,
patterns of space and relationship, townscape/landscape character; ii) built form (bulk,
scale, height and massing) including roofscapes; iii) siting, orientation and layout and
relationship with other buildings and spaces; iv) materials; v) quality and architectural
detailing (including fenestration and articulation).

9.2.2

Policy Q7 - Urban Design: new development states that new development will be
supported if it is of quality; has a bulk and scale/mass, siting, building line and
orientation, which preserves or enhances the prevailing local character.

9.2.3

The proposed development would comprise of six storeys where the sixth floor is set
back and basement level. The proposed building would not exceed the ridge height of
the adjacent Dolland House and the eaves of the two buildings would roughly align.
Facing the development is a purpose built block of flats which are also of a comparable
height to that proposed. The height of the proposed development would be notably
larger than the existing building but when considered in the wider context of Vauxhall
Street it would not appear excessive. The terrace row to the immediate south of the
proposed development comprises of three storey dwellings which are of a smaller
scale. However, the development would clearly read as an apartment block and would
be expected to relate to the larger developments to the north and west of the site rather
than the terrace row. Officers therefore consider the height proposed to be acceptable.

9.2.4

The proposed building line would be forward of the existing structure to align with the
terrace row to the immediate south. This would successfully create a transition from
the smaller bulk of the existing terrace row, to the much larger bulk of Dolland House
to the immediate north. The footprint of the proposed building would again be greater
than existing. However, the existing building does not relate to any established pattern
of development in the vicinity of the site, with a large concrete hardstanding to the front
of the property. The increased footprint of the building would not be considered
unacceptable, again noting that development in the vicinity of the site largely comprises
of sizable purpose built apartment blocks. As such, the building line and footprint would
not be considered to result in harm to the streetscene.

9.2.5

The proposed building utilises recessed balconies and setbacks to reduce the visual
bulk of the development. The fifth floor would be greatly set back from both the front
and rear elevations allowing for the development to be visually read as a five storey
building when approaching the site from the north or south. Soft landscaping would
create a buffer between the building and the pavement, reducing its visual dominance
when viewed at ground floor level. The bulk, scale and massing of the development
would not be dissimilar to the existing blocks adjacent to the application site and
continuing further down Vauxhall Street. The proposed building would therefore be
considered to be in keeping with the characteristic five storey blocks that define the
surrounding area and would not appear overly dominant.

Detailed design
9.2.6

The building would be of a contemporary design, utilising brick, extensive glazing and
PPC metal for the fifth floor roof element. The brick detailing adjacent to the window
openings would successfully complement the elevational treatment of the building. The
proposed materials are considered appropriate in principle, however, a condition
requiring they be viewed on site prior to commencement of the development is
recommended.

9.2.7

In response to a request by officers, glazing to the rear elevation of the development
was removed and brick detailing introduced. Whilst this does result in a somewhat
sparsely articulated façade, the inclusion of glazing would prejudice any future
development to the rear. To the east (Dolland St) elevation, a simple glazed treatment
is proposed to the stairwell, enhancing the contemporary character of the
development.

9.2.8

Policy Q15 seeks to ensure that new boundary treatments are in keeping with those
found in the immediate locality. The proposed boundary treatment would comprise of
a brick dwarf wall with metal railings above, similar to that enclosing Dolland House.
Timber board fencing has been unsympathetically erected behind the traditional
boundary treatment to Dolland House which officers would not seek to encourage a
new development to incorporate. The boundary treatment proposed is therefore
considered acceptable.

9.2.9

A condition requiring the submission of full details relating to matters such as window
openings, copings, brickwork construction detailing, rain water goods and soffits is
recommended to ensure that the final finish of the proposed development is of a high
design quality.

9.2.10 The application site falls within the Primrose Hill Summit to the Palace of Westminster
protected vista. The development would not constitute a tall building nor would it
exceed the height of the adjacent building, Dolland House. It is therefore not
considered that the proposal would have any impact upon the protected vista.
Amenity
10.1 Local Plan Policy Q2 of the local plan states that development will be supported if:
(i)

visual amenity from adjoining sites and from the public realm is not unacceptably
compromised;

(ii)

acceptable standards of privacy are provided without a diminution of the design
quality;

(iii)

adequate outlooks are provided avoiding wherever possible any undue sense of
enclosure or unacceptable levels of overlooking (or perceived overlooking); (iv)
it would not have an unacceptable impact on levels of daylight and sunlight on
the host building and adjoining property;

10.2 As discussed, the application site is located in an established residential area and
relates to a plot of land between a purpose built block of flats and a terrace of
dwellinghouses. To the rear of the site is a car park that serves the aforementioned block
of flats, Dolland House. Facing the application site – across Vauxhall Street – is another
five storey block of flats known as Grover House. No. 135 Vauxhall Street, the end of
terrace property adjacent to the application site, has been subdivided into two units.

10.3 Presently, the application site comprises of a two storey building with a sizeable hipped
roof featuring dormer windows to each slope. The existing building extends to the
northern and southern boundary of the site. To the front, the building is set back approx.
8.85m from the kerb of Vauxhall Street and to the rear the building is set back a minimum
of 5.35m from the site boundary. The proposed building would also extend to the
northern and southern site boundaries in addition to the rear boundary. To the front
elevation, the building line would be brought forward to match that of the terrace row
thereby reducing the set back from the kerb to approx. 6m.
10.4 Privacy
10.4.1 The existing building features glazing to front, rear and northern flank elevations at
ground, first and roof level. The existing glazing to the Dolland Street elevation affords
views of the fenestration to the flank elevation of no. 135 Vauxhall Street. No. 135 has
been subdivided into two units, with one flat comprising the ground floor of the building
and the second set across the two upper floors. The fenestration to the flank elevation
serves a kitchen at first floor level and a bedroom to the second floor. Both rooms
benefit from a further window to the rear elevation.

Figure 8: Existing flank elevation, viewed from Dolland Street

Figure 9: Flank elevation of no. 135 Vauxhall St
10.4.2 As stated above, the existing windows do facilitate views towards the fenestration
serving the upper flat of no. 135, specifically a bedroom and the kitchen. These views
are, however, relatively limited owing to the separation distance of approx. 8m between
the properties. Furthermore, the windows within the existing building and no.135 are
not aligned meaning that only oblique views can be achieved. To its Dolland Street
elevation, the proposed development would feature a window serving
living/kitchen/dining areas to the first – fourth floors. Each of these windows would be
set back approx. 7m from the western site boundary, which is equivalent to the siting
of the existing windows. The existing separation distance between the two properties
would also be maintained. It is therefore not considered that these windows would
allow for any additional harmful views to be achieved. With regard to the remaining
windows to the Dolland Street elevation, these would face towards the rear elevation
of an industrial unit to the opposite side of the road. They would again only be able to
achieve oblique views towards no. 135 Vauxhall Street and would therefore not allow
for a material loss of privacy to arise. A condition is recommended to ensure that the
glazed stairwell feature is obscured to prevent unacceptable overlooking and light
pollution.
10.4.3 In addition to the aforementioned fenestration, the Dolland Street elevation of the
proposed development would also feature recessed balconies to the ground – fourth
floors. The rear-most balconies would be set opposite the industrial units along Dolland
Street and oblique views would be limited by way of the balcony’s recess. As such,
they would not afford any unacceptable views toward any fenestration serving an
existing dwelling. The front-most balconies to the Dolland Street elevation would
achieve views both toward the flank elevation of no. 135 Vauxhall Street and Grover
House. They would not, however, align with any fenestration to the flank elevation of
no. 135. The views toward the existing fenestration that could be achieved would again
be limited owing to the recess of the balcony. With regard to the private and communal
roof terraces, planting is proposed which would effectively screen views towards no.
135. Nonetheless, it is accepted that occupiers of no. 135 would likely experience an
increase in perceived overlooking. Given that the application site is within an area

characterised by dense residential development, the degree of perceived overlooking
would not be considered harmful enough to prejudice the granting of planning
permission.
10.4.4 Turning to Grover House, two sets of balconies to each floor and a private roof terrace
are proposed to face this building. The separation distance between the front elevation
of the proposed development and the nearest habitable window of Grover House is
approx. 25m. Therefore, it is not considered that any additional or unacceptable views
could be achieved as a result of the proposed development.
10.4.5 Dolland House does not feature any glazing to its flank elevation abutting the access
road. Therefore the proposed balconies would not allow for any unacceptable views to
be achieved. The glazing to the north elevation would be set approx. 11m from the
nearest habitable window within Dolland House. However, owing to the siting of the
fenestration to both the proposed development and Dolland House, no unacceptable
views could feasibly be achieved.
10.5 Outlook and increased sense of enclosure
10.5.1 The proposed development would have a maximum height of 17.6m which represents
an increase of 7m beyond the ridge of the existing building. The resulting building
would be very similar in height to the neighbouring Dolland House.
10.5.2 The additional bulk of the proposed development would be noticeable only from very
limited viewpoints within Dolland House owing to the angle and siting of the
fenestration. The closest facing windows within Dolland House would be approximately
16.5m from the north elevation of the proposed development. At this distance, it is not
considered that the development would result in an unacceptable loss of outlook nor
would it allow for an increased sense of enclosure to arise.
10.5.3 Similarly, at a separation distance of 25m, it is not considered that the development
would result in a loss of outlook or increased sense of enclosure to occupiers of Grover
House.
10.5.4 The development would, however, result in a loss of outlook from the north facing
windows serving no. 135 Vauxhall Street. As set out in para. 10.3.2 of this report, these
windows serve a kitchen at first floor level and a bedroom at second floor level. Views
from these north facing windows are partially obstructed by the existing building but
would be significantly reduced by the proposed development. Both rooms are also
served by an east facing window to which the view is unobstructed and would not be
impacted upon in this regard by the proposed development. Given this, it is considered
that on balance, the loss of outlook from the north facing windows would not be unduly
harmful to the residential amenity of the occupiers.

Figure 8: View from north facing
window serving second floor
bedroom
within
no.
135
Vauxhall Street

Figure 9: View from east facing
window serving second floor
bedroom
within
no.
135
Vauxhall Street

10.6 Daylight / Sunlight and Overshadowing
10.6.1 The applicant has submitted a daylight/sunlight report, which has been undertaken in
accordance with BRE guidelines. The report has assessed the impact of the proposed
development upon Dolland House, Glover House and no. 135 Vauxhall Street. An
addendum to the daylight/sunlight report was submitted at the request of officers. The
addendum considered the internal layouts of the units within Dolland House and
performed an additional test.
10.6.2 Daylight impacts have been measured by the Vertical Sky Component (VSC) test. VSC
is calculated from the centre of a window on the outward face and measures the
amount of light available on a vertical wall or window following the introduction of visible
barriers, such as buildings. The maximum VSC value is almost 40% for a completely
unobstructed vertical wall or window. The BRE guidance suggests that if the VSC is
greater than 27%, enough skylight should still be reaching the window of the existing
building. Any reduction below this level should be kept to a minimum.
10.6.3 Should the VSC with development be both less than 27% and less than 0.8 times its
former value, occupants of the existing building shall notice a reduction in the amount
of skylight they receive. The guide says: “the area lit by the window is likely to appear
gloomier, and electric lighting will be needed more of the time”.
10.6.4 Sunlight is measured using Annual Probable Sunlight Hours (APSH). Sunlight is
measured using a sun indicator which contains 100 spots, each representing 1% of
APSH. Where no obstruction exists, the total APSH would amount to 1486 hours and
therefore each spot equates to 14.86 hours (for London) of the total annual sunlight

hours. The number of spots is calculated for the Baseline and Proposed Development
scenarios during the whole year and also during the winter period and a comparison
made between the two. This provides a percentage of APSH for each of the time
periods for each window assessed.
10.6.5 The 2011 BRE guidelines note that:
“In housing, the main requirement for sunlight is in living rooms, where it is valued at
any time of day, but especially in the afternoon…It is viewed as less important in
bedrooms and in kitchens, where people prefer it in the morning rather than the
afternoon”
“all main living rooms of dwellings…should be checked if they have a window facing
within 90° of due south. Kitchens and bedrooms are less important, although care
should be taken not to block too much sun”; and
“Balconies and overhangs above an existing window tend to block sunlight, especially
in summer. Even a modest obstruction opposite may result in a large relative impact
on the sunlight received”.

Daylighting Results
10.6.6 Dolland House – the assessment provided demonstrates that the development would
adhere to BRE guide target criteria with regard to daylight within Dolland House. The
initial VSC test did indicate that some windows to the rear elevation of Dolland House
would suffer from an unacceptable loss of daylight. However, those windows are sited
beneath projecting deck access walkways which create an overhang thereby
restricting skylight. The BRE guidance recognises such aspects and allows for isolated
review of the proposed massing without the balconies present. The guidance explains
as an example that if the proposed VSC with the balcony present results in at least a
20% loss compared to the existing value with the balcony, but if the same analysis was
undertaken without the balconies present and the proposed VSC without the balcony
present results in under a 20% loss compared to the existing value without the balcony,
this would show that the presence of the balcony, rather than the size of the new
obstruction, was the main factor in the relative loss of light.
10.6.7 A second VSC test was undertaken where the inherent obstruction of the deck access
was removed. This demonstrate that no windows would suffer a reduction of daylight
in excess of 20%. BRE guidance advises that such a reduction should not result in a
noticeable loss of skylight to occupiers and would not result in an additional reliance
on artificial lighting.
10.6.8 Additionally, the daylight distribution test was undertaken. The test measures the
extent daylight penetrates a room at a reference plane of 0.85m above floor level.
This test demonstrated that there would be no noticeable loss of daylight distribution
to the units within Dolland House.
10.6.9 Grover House – similarly to Dolland House, Grover House features deck access
walkways with windows serving habitable rooms below. Where the VSC test was
undertaken with this obstruction removed all windows far exceeded BRE requirements.
10.6.10
135 Vauxhall Street – two windows to the ground floor of no. 135 would fail to
meet BRE daylighting targets as a result of the proposed development. Daylight and
outlook to these windows is currently heavily restricted by the external staircase
leading to the upstairs unit. During an officer’s site visit, it was noted that these

windows are obscure glazed and appear to serve non-habitable rooms. In accordance
with BRE guidance, a reduction in skylight to a non-habitable room is not considered
unacceptable and would not be unduly detrimental to living standards of occupiers.
10.6.11
The first and second floor flank windows serving the upper flat within no. 135
would receive 43% less daylight as a result on the proposed development. These
windows serve a bedroom and a kitchen which are considered habitable rooms for the
purposes of daylight/sunlight assessments. However, these rooms are each served by
an additional rear facing window which would not be unacceptably impacted upon by
the proposed development. Officers have undertaken a site visit to the property and
noted that the rooms were relatively small and not overly deep which would allow them
to be adequately served by the rear facing fenestration. Therefore, whilst there would
be a noticeable reduction in daylighting within these rooms, the rooms themselves
would remain adequately lit.
Sunlight Results
10.6.12
In accordance with BRE guidelines, all windows that do not face within 90
degrees of south are classified as north facing and therefore do not have a sunlight
criterion to meet. All relevant windows to Grover House and no. 135 Vauxhall Street
are classified as north facing and have therefore not been tested.
10.6.13
The Annual Probable Sunlight Hours (APSH) test has been undertaken on
windows serving Dolland House with and without the deck access. The report
demonstrates that the APSH would be within 25% of the existing value in accordance
with BRE guidelines. Furthermore, it is noted that the assessed windows within Dolland
House serve kitchens, bedrooms and bathrooms for which BRE guidelines advise
sunlight is less important.
10.6.14
Officers therefore considered that the proposed development would not have
an unduly harmful impact upon the living standards of neighbouring occupiers.

Transport
11.1 The NPPF seeks to promote sustainable transport and in doing so it seeks to ensure
that new development which generates significant movements are located where the
need to travel would be minimized and the use of sustainable modes can be maximized.
This is echoed by policies 6.1 and 6.3 of the London Plan which also seeks to ensure
that the impacts of development in transport capacity and the transport network are fully
assessed.
11.2 Policies T3, T6, T7 and T8 of the Local Plan seek to ensure that proposals for
development have a limited impact on the performance and safety of the highway
network and that sufficient and appropriate car parking and cycle storage is provided
whilst meeting objectives to encourage sustainable transport and to reduce dependence
on the private car. If development would have an unacceptable transport impact, it
should be refused in the absence of mitigation measures to make the development
acceptable.
11.3 Accessibility
11.3.1 The site is in an accessible location and has a PTAL rating of 6b which equates to
‘excellent’ levels of public transport accessibility. Therefore the principle of

intensification of residential use is accepted subject to compliance with all other
relevant policies.
11.4 Car Parking
11.4.1 The existing building benefits from a forecourt which provides off-street parking for
occupiers. It is not proposed to retain any off-street parking provision.
11.4.2 In order to ensure that the proposal does not generate an unacceptable demand for
on-street car parking, the Council’s transport officer has recommended that the
scheme be secured as permit-free so that future residents would not be eligible to
apply for parking permits within the surrounding Controlled Parking Zone (CPZ). This
requirement would meet the objectives of Policy T7 (ii) and would be secured by way
of a S106 legal agreement in accordance with Policy D4 (viii) of the Local Plan.
11.4.3 If a resident with disabilities requires a car they would be able to park within the existing
CPZ bays in the area. The applicant has accepted a planning obligation of £10,000 to
fund one disabled parking space on street in future in lieu of the shortfall of on-site
provision. Again this would be secured by way of a S106 legal agreement in
accordance with Policy D4 (viii) of the Local Plan.
11.4.4 The Council’s transport officer recommended that officers secure a contribution
towards car club membership for future occupiers. However, given the sites highly
accessible location and access to nearby amenities including a large supermarket, it
is not considered that such a contribution could reasonably be considered necessary
to make the proposal acceptable.
11.5 Cycle Parking
11.5.1 In order to comply with the London Plan cycle parking standards, a minimum of the
following is required: Residential: 1 space for each 1 bed, 2 spaces for all other units.
11.5.2 In accordance with the above requirement, the proposed development would provide
26 cycle parking spaces. The provision would be at basement level within the building
envelope and would therefore be both secured and covered. A cycle wheel ramp would
be provided to assist residents. The transport officer has raised concerns regarding
this arrangement and the applicant was subsequently requested to explore other
options. However, owing to site constraints, the lift shaft could not be increased in size
to allow for residents to avoid transporting bicycles via stairs. The applicant amended
the plans to allow for the stairs between basement and ground floor level to have a
more shallow pitch. In this instance, this is considered acceptable.
11.6 Method of Construction and Demolition
11.6.1 Policy T8 (d) of the Local Plan requires planning applications to be accompanied by a
construction and logistic plan, demonstrating arrangements for construction traffic and
how environmental, traffic and amenity impacts would be minimised.

11.6.2 A preliminary construction management plan (CMP) has been submitted which
outlines measures to minimise disturbance to neighbouring properties and the local
highway network. These measures include arranging site deliveries outside of peak
times, the use of a delivery booking system and developing an appropriate routing of
vehicles. The preliminary CMP has been reviewed by the Council’s Highways team
who are satisfied with the measures outlined. However, officers recommend that a full
CMP be secured by way of condition to ensure that construction is effectively
managed.
11.6.3 It is further recommended that a method of demolition statement be secured by way of
condition. This, again, is to ensure that measures to minimise disturbance to
neighbouring occupiers are implemented.
11.7 Refuse and Recycling
11.7.1 Lambeth Local Plan Policy Q12 relates to refuse and recycling storage and requires
arrangements for waste storage to be integrated into the design of a development from
the outset to ensure that it is attractively designed and conveniently located for users
and collection. Refuse and recycling storage would be provided within the building
envelope and accessed via Dolland Street. The Council’s Waste and Recycling
Storage and Collection Requirements Guidance Document (October 2013) requires
provision of the following:
Refuse/Recycling
Communal Waste

Requirement
1,620L (60L x 27 beds)

Dry Recyclables

900L (60L x 15 units)

Provision
1,940L
(1 x 1,280L and 1 x 660L
Eurobins)
1 x 1,100L Eurobin

Table 3: Waste requirements and provision
11.7.2 The Council’s waste contractor, Veolia, has been consulted on the proposals and has
advised that they are acceptable subject to the installation of a dropped kerb to
facilitate collection. Officers therefore recommend that the installation of a dropped
kerb is secured by way of a s106 agreement.
Landscaping
12.1 The ‘sustainable development’ imperative of NPPF 2012 includes enhancing the natural
environment and improving biodiversity (para 7). London Plan 2015 policy 7.19 states
that development proposals, where possible, should make a positive contribution to the
protection, enhancement, creation and management of biodiversity.
12.2 Lambeth Local Plan 2015 Policy Q9 states that development will be supported where
provision is made for landscaping for future growth and aftercare, existing features are
retained and enhanced, including any habitat as well as creating new ones, maximises
greening opportunity, uses local characteristic species, takes account of existing and
potential routes, provides strong boundary treatments, avoids leftover spaces, are
attractive and provides sustainable drainage and minimises runoff.
12.3 The application proposes landscaping to the site boundary at ground floor comprising
of instant hedging and shade tolerant groundcover planting. Further landscaping is

proposed to the communal amenity space at roof level. Indicative landscaping plans
have been provided and it is therefore recommended that further plans including a full
planting schedule are secured by way of condition.

Sustainable Design and Construction
13.1.1 The NPPF seeks that development promotes the use of renewable energy where
technology is viable, Economic and where the social impacts can be addressed
satisfactorily. From 1 October this year, London Plan policy 5.2 will require major
residential developments to achieve zero carbon status through a combination of onsite measures (35%) and cash-in-lieu contributions to a ring-fenced carbon off-set fund
(65%). In this instance, the calculated contribution amounts to £20,162.
13.1.2 Policy 5.3 of the London Plan states that development proposals should demonstrate
that sustainable design standards are integral to the proposal and should meet the
minimum standards set out in the Mayor’s ‘Sustainable Design and Construction’ SPG
(2006). It is also recognised that Policy 5.2 of the London Plan states that development
proposals make the fullest contribution to Minimising carbon dioxide emissions in
accordance with the Mayors energy hierarchy, namely; using less energy, supplying
energy efficiently and using renewable Energy. The London Plan requires that all major
developments meet specific targets for carbon dioxide emissions reduction in
buildings. These targets are expressed as minimum improvements over the Target
Emission Rate (TER) as set within Part L of the Building Regulations (2013).
13.1.3 Policy EN4 (Sustainable design and construction) of the Local Plan requires all
development to meet high standards of sustainable design and construction feasible,
having regard to the scale, nature and form of the development proposal. Proposals
should demonstrate in a supporting statement that these standards are integral to the
design, construction and operation of the development.
13.1.4 In response to achieving compliance with Policy EN4 the scheme has incorporated the
energy hierarchy into the design of the site in order and seeks to reduce carbon dioxide
emissions by 35% against a Part L (2013) baseline, thereby meeting the minimum
benchmark. This has been achieved through a number of design measures to reduce
energy demand in addition to the installation of solar PV panels.
13.1.5 It is recommended that an air quality assessment be secured by way of condition to
manage the impacts of construction on the area and London as a whole. Additionally,
a condition ensuring that machinery on site is compliant with the NRMM Low
Emission Zone is recommended.

Health and Safety

14.1 Paragraph 108 of the NPPF states that the planning system should contribute to and
enhance the natural and local environment by preventing both new and existing
development from contributing to or being put at unacceptable risk from, or being
adversely affected by unacceptable levels of soil, air, water or noise pollution or land
instability. Policy 5.22 of the Local Plan states that when assessing developments near
hazardous installations a site specific circumstances and proposed mitigation
measures should be taken into account when applying the Health and Safety
Executive's Planning Advice Developments near Hazardous Installations (PADHI)1
methodology and the risks should be balanced with the benefits of development and
should take account of existing patterns of development. Policy PN8 of the Local Plan
requires that development in the vicinity of the Oval Gasometers should seek and give
due weight to advice from the Health and Safety Executive (HSE) and mitigation
measures should be included as necessary.
14.2 The HSE uses a tool known as PADHI+ to give Local Planning Authorities advice on
proposed developments near hazardous installations. HSE advises the LPA on the
nature and severity of the risks presented by the installation to people in the
surrounding area so that those risks are given due weight by the LPA when making it
decision. Taking account of the risks, HSE will advise against the proposed or simply
note that it does not advise against.
14.3 The HSE was consulted directly on the proposals and stated that they do not advise
against the granting of planning permission for this development. It is therefore not
considered that the development would be at any level of unacceptable risk.
Flood Risk
15.1 The application site is within Flood Zone 3 which is defined as having a ‘high probability’
of river and sea flooding within the ‘flood risk and coastal change’ section of the national
PPG. The River Thames defences protect the site up to the 1 in 1000 year standard,
and therefore the development would not be at risk of flooding from tidal and fluvial
sources, assuming normal operation of the flood defences. However, should there be a
breach in, or overtopping of, the flood defences at given locations then the site would
be at risk of residual flooding. The proposed development would include a basement but
would only contain accommodation associated with the residential use such as storage.
Sleeping accommodation would be provided at ground floor level which is considered a
‘more vulnerable’ use.
15.2 A flood risk assessment (FRA) has been submitted and subsequently reviewed by the
Environment Agency. The Environment Agency have stated that they are satisfied with
the principle of development subject to the implementation of the measures outlined in
the FRA. These measures include a high finished floor level that would be no lower than
the tidal breach water level and the installation of non-return anti-flood valves to sewer
connections. There would be a free and open escape from the basement to a higher
floor in the event of a flood and all residents would have roof level access. The FRA
includes a Flood Response Plan which identifies the actions that would be undertaken
and provides recommendations to occupants and users of the site. Officers have
reviewed the Flood Response Plan and considered it to be acceptable.
15.3 The application site is above a secondary aquifer and therefore a number of conditions
are recommended to ensure that there are no contamination risks. Subject to adherence
with the recommended conditions, officers consider the proposed development
acceptable in this regard.

Basement Construction
16.1 The existing building benefits from a basement and the proposed development does not
seek to increase the excavated area. Policy EN5 of the Lambeth Local Plan 2015
provides guidance on basements and states that basement proposals shall incorporate
appropriate mitigation measures to ensure the development is safe from all forms of
flooding and does not increase flood risk elsewhere. It also states that applications will
be required to demonstrate that the proposal would not cause harm to the built and
natural environment and local amenity and would not result in flooding or ground
instability. Whilst the submission is accompanied with an FRA discussing the proposed
basement it is not accompanied by a specific Basement Impact Assessment (BIA).
Officers note that the adopted Local Validation Requirements document states that a
BIA is required for all applications “which provide extra floorspace below ground”.
Therefore it is not considered pertinent to require the submission of a Basement Impact
Assessment in this instance.
Sustainable Urban Drainage Systems
17.1 Policy EN6 relates to sustainable drainage systems and water management and states
that development should seek to ensure that the layout and design of development does
not have a detrimental impact on floodwater flow across the site. It advises that in order
to ensure a net decrease in both volume and rate of run-off leaving the site, development
should incorporate sustainable drainage systems (SuDS) consistent with the London
Plan drainage hierarchy and National SuDS Standards.
17.2 The proposals demonstrate that there would be a net decrease in the post-development
run-off rate compared with the pre-development run-off rate. This would be achieved
through on-site measures including the installation of geo-cellular attenuation tanks and
the provision of an additional surface water sewer. Officers are satisfied that the
proposed measures comply with Policy EN6.
Community Safety/Designing out Crime
18.1 London Plan 2015 Policy 7.3 states that development should amongst other things,
reduce opportunities for crime and contribute to a sense of security in particular, well
maintained routes, clear indication of spaces being private, semi-private or public and
natural surveillance, encourage activity appropriate to the location, promote a sense of
ownership of spaces, places and buildings, integrate security features into the design.
Policy Q3 (Community safety) requires developments to be designed in a manner that
does not engender opportunities for crime or anti-social behaviour or create a hostile
environment that would produce fear of crime.
18.2 The application was referred to the Metropolitan Police Design out Crime advisor who
raised no concerns regarding the proposed development. This is subject to a
recommended condition requiring the development to adhere to the principles of
secured by design. The Metropolitan Police have stated that they are satisfied that the
development as proposed could achieve he security requirements of the scheme.

Planning Obligations and CIL

19.1 The Local Plan (Policy D4 and Annex 10) sets out the Council’s policy in relation to
seeking planning obligations and the charging approaches for various types of
obligation. For contributions that are not covered by Annex 10, the Council’s approach
to calculating contributions is guided by its July 2013 revised draft S106 Planning
Obligations Supplementary Planning Document (SPD) produced for consultation.
19.2 The following planning obligations are considered necessary to make the development
acceptable in planning terms, are directly related to the development and are fairly and
reasonably related in kind and in scale to the development. They are therefore compliant
with the requirements of regulation 122 of the Community Infrastructure Levy
Regulations 2010.
Affordable Housing
-

Two stage review mechanism as follows:
o Early review if construction has not commenced within two years
o Late stage review when 75% of units have been sold

Transport and Highways
-

No residential parking permits within the CPZ
Financial contribution to secure the provision of 1 x disabled parking bay as
required (£10,000)
Section 278 agreement to secure installation of a new dropped kerb

Employment and Training
- Local Labour in Construction (construction training) financial contribution of
£8,395.35.
Sustainability
-

Zero carbon offsetting contribution of £20,162

Other

-

Monitoring cost capped at 5% of the total value of the above financial obligations

19.3 If the application is approved and the development is implemented, a liability to pay the
Lambeth Community Infrastructure Levy (CIL) will arise.
19.4 The Lambeth CIL contribution is £50 per sqm and £35 sqm by the GLA in relation to the
uplift in floorspace. Expenditure of the majority of a future CIL receipt would be applied
towards Borough infrastructure needs as contained in the published CIL Regulation 123
List, which defines what CIL may be spent on. Local neighbourhood funding from CIL
may be applied to infrastructure needs in line with the CIL Regulation 123 List, or to
anything else that is concerned with addressing the demands that the development
places on an area. 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.
19.5 The London Mayoral CIL would also be applicable to this scheme if approved and
implemented. Total estimated CIL is £146,520, comprising £27,720 mayoral CIL and
£118,800 Lambeth CIL. These figures are a guide and subject to indexation and
calculation at the time the CIL becomes liable which is upon commencement.

Conclusion
20.1 Having regard to the above assessment it is considered that subject to the conditions
and S106 clauses set out below the proposed development would comply with the
relevant policies of the development plan, accordingly the application is considered
appropriate and acceptable for the reasons in this report and therefore is recommended
for approval.
Equality Duty and Human Rights
21.1 In line with the Public Sector Equality Duty the council must have due regard to the need
to eliminate discrimination and advance equality of opportunity, as set out in section 149
of the Equality Act 2010. In making this recommendation, regard has been given to the
Public Sector Equality Duty and the relevant protected characteristics (age, disability,
gender reassignment, pregnancy and maternity, race, religion or belief, sex, and sexual
orientation).
21.2 In line with the Human Rights Act 1998, it is unlawful for a public authority to act in a
way which is incompatible with a Convention right, as per the European Convention on
Human Rights. The human rights impact have been considered, with particular
reference to Article 1 of the First Protocol (Protection of property), Article 8 (Right to
respect for private and family life) and Article 14 (Prohibition of discrimination) of the
Convention.
21.3 The Human Rights Act 1998 does not impair the right of the state to make decisions and
enforce laws as deemed necessary in the public interest. The recommendation is
considered appropriate in upholding the council's adopted and emerging policies and is
not outweighed by any engaged rights.
Recommendation
22.1 Grant Conditional Planning Permission.
Conditions and Reasons
1

Time period (standard three years)
The development to which this permission relates must be begun not later than the
expiration of three years beginning from the date of this decision notice.
Reason: To comply with the provisions of Section 91 of the Town and Country
Planning Act 1990.

2

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

3

Secured by Design
The development hereby permitted shall be constructed to include the design
principles and provision of physical protection measures to meet Secured by Design
/ New Homes 2014/16 (to include external security lighting).
Reason: To ensure the safety and security of future occupiers and adjoining
properties and prevent crime and disorder occurring within and in the immediate
vicinity of the site, in the interest of public safety. (Policy Q3 of the London Borough
of Lambeth Local Plan (2015))

4

Materials
Prior to the relevant part of the works commencing, a schedule of all materials to
be used in the external elevations, including samples and the invitation to view a
brick sample panel with pointing on site, shall be submitted and approved in writing
by the local planning authority. The development shall not be carried out other than
in accordance with the approved materials unless otherwise agreed in writing by
the local planning authority.
Reason: To ensure that the external appearance of the building is satisfactory
(Policies Q2, Q7 and Q8 of the London Borough of Lambeth Local Plan 2015).

5

Detailed Drawings
Prior to the commencement of above ground works and notwithstanding the details
shown on the drawings hereby approved, detailed construction drawings of all
external elevations (at scale 1:10) including the following items shall be submitted
to and approved in writing by the local planning authority. The development shall
not be carried out other than in accordance with the approved unless otherwise
agreed in writing by the local planning authority.
a) Detailed elevations showing brick detailing at scale 1:10
b) Details of windows (including technical details, elevations, reveal depths,
plans and cross sections)
c) Details of terraces and balconies (including soffits), balustrades and privacy
screens
d) Details of entrances and doors (including technical details, elevations,
surrounds, reveal depths, plans and sections)
e) Details of roof treatments, cills and parapets
f) Details of rainwater goods (including locations and fixings)
g) Details of boundary treatments including external walls, railings and gates
h) Details of external furniture on the roof terrace
i) Vents, extracts, flues and ducts
j) Section of glazed stairwell
k) Details of mail lockers
l) Details of hard landscaping
Reason: To ensure that the external appearance of the building is satisfactory
(Policies Q2, Q7 and Q8 of the London Borough of Lambeth Local Plan 2015).

6

Obscure Glazing
Prior to the first occupation of the development hereby permitted, the windows
serving the stairwell to the south elevation and privacy screens to relevant balconies
shall be fitted with obscure glass or obscure glazing film over the entirety of the
glass, to a minimum level of obscurity equivalent to Pilkington Texture Glass Level
3, and shall be retained as such for the duration of the development.

Reason: To protect the amenities of neighbouring occupiers (policy Q2 of the
London Borough of Lambeth Local Plan (2015)).
7

Landscaping
Prior to the commencement of above ground level works a soft 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)).

8

Children’s play space
Notwithstanding any details shown on the approved plans, no residential unit shall
be occupied until full details of the children’s play space provision has been
submitted to and approved in writing by the Local Planning Authority and the
development has been implemented in accordance with the approved details.
Reason: To ensure appropriate provision of children’s play on site (policy 3.6 of the
London Plan (2015) and Policy H5 of the Lambeth Local Plan (2015)).

9

Replacement of dead/damaged planting
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 six 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 Q6, Q9 and Q10 of the London Borough of Lambeth Local
Plan (2015)).

10

Carbon dioxide emissions reduction – design stage
The development shall be implemented in accordance with the approved Energy
Statement (dated November 2016) and above ground works 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 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 Policy EN5 of the London Borough of Lambeth Local Plan (2015).

11

Carbon dioxide emissions reduction – final
Prior to first occupation of the building(s) evidence (e.g. photographs, installation
contracts and as-built certificates under the Standard Assessment Procedure,
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 approved Energy Strategy and achieved a 35%
reduction in carbon dioxide emissions and the approved internal water use
calculations.
Reason: To ensure that the development makes the fullest contribution to
minimising carbon dioxide emissions in accordance with London Plan Policy 5.2
and Policy EN5 of the London Borough of Lambeth Local Plan (2015).

12

Sustainable Urban Drainage Systems
No unit 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)).

13

Flood Risk
The development shall be carried out in accordance with the approved Flood Risk
Assessment (dated October 2016).
Reason: To avoid hazard in relation to land stability and increased flood risk
caused by the development (Paragraph 121 of the National Planning Policy
Framework 2012 and Policy EN5 of the London Borough of Lambeth Local Plan
(2015).

14

Adaptable and wheelchair accessible housing
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 London
Plan Housing SPG (2012)).

15

Method of demolition and construction
Before any development commences, full details of the proposed demolition and
construction methodology, in the form of a Method of Construction Statement, shall
be submitted to and approved in writing by the Local Planning Authority. The
Method of Construction Statement shall include details regarding:
a) The scope and nature of notifying neighbours with regard to specific works;
b) Advance notification of road closures;
c) Details regarding parking, deliveries, and storage;
d) Details of measures to prevent the deposit of mud and debris on the public
highway;

e) Any other measures to mitigate the impact of construction upon the amenity of
the area and the function and safety of the highway network.
f) Construction Logistics Plan (CLP), defining the timings and various activities to
take place during the different phases of the construction periods.
The development shall not begin until provision has been made to accommodate
all site operatives', visitors' and construction vehicles loading, off-loading, parking
and turning within the site or otherwise during the construction period in
accordance with the approved details. The details of the approved Method of
Construction Statement must be implemented and complied with for the duration of
the demolition and construction process.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of
the amenities of adjoining occupiers and of the area generally, and to avoid
unnecessary hazard and obstruction to the public highway (Policies EN4, EN7 &
T8 of the London Borough of Lambeth Local Plan (2015)).
16

Air Quality
No demolition or development shall commence until full details of the proposed
mitigation measures for impact on air quality and dust emissions, in the form of an
Air Quality and Dust Management Plan (AQDMP), have been submitted to and
approved in writing by the local planning authority. The AQDMP shall include the
following for each relevant phase of work (demolition, earthworks, construction and
trackout):
a) A summary of work to be carried out;
b) Proposed haul routes, location of site equipment including supply of water for
damping down, source of water, drainage and enclosed areas to prevent
contaminated water leaving the site; Inventory and timetable of all dust and
NOx air pollutant generating activities;
c) List of all dust and emission control methods to be employed and how they
relate to the Air Quality (Dust) Risk Assessment;
d) Details of any fuel stored on-site;
e) Details of a trained and responsible person on-site for air quality (with
knowledge of pollution monitoring and control methods, and vehicle emissions);
f) Summary of monitoring protocols and agreed procedure of notification to the
local authority; and
g) A log book for action taken in response to incidents or dust-causing episodes
and the mitigation measure taken to remedy any harm caused, and measures
employed to prevent a similar incident reoccurring.
No demolition or development shall commence until all necessary precommencement measures described in the AQDMP have been put in place
and set out on site. The demolition and development shall thereafter be carried
out and monitored in accordance with the details and measures approved in
the AQDMP.
Reason: Development must not commence before this condition is discharged
to manage and mitigate the impact of the development on the air quality and
dust emissions in the area and London as a whole, and to avoid irreversible
and unacceptable damage to the environment (London Plan policies 5.3 and
7.14, and the London Plan SPGs for Sustainable Design and Construction and
Control of Dust and Emissions during Construction and Demolition).

17

Non road-mobile machinery (NRMM)
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.
18

Cycle Parking
The cycle parking and associated cycle ramp shown on the approved plans (dwg
no: 133VS – Proposed Basement Plan) shall be implemented in full prior to the first
occupation of the development hereby permitted, and shall thereafter be retained
solely for its designated use.
Reason: To ensure adequate cycle parking is available on site and to promote
sustainable modes of transport (policies T1, T3 and Q13 of the London Borough of
Lambeth Local Plan (2015)).

19

Waste and Recycling Storage
The waste and recycling storage shown on the approved plans (PL101 rev J) shall
be provided prior to the first occupation of the development hereby permitted, and
shall thereafter be retained solely for its designated use.
Reason: To ensure suitable provision for the occupiers of the development, to
encourage the sustainable management of waste and to safeguard the visual
amenities of the area (policies Q2 and Q12 of the London Borough of Lambeth
Local Plan (2015)).

20

Secondary Aquifer Protection
Prior to the commencement of above ground works, the following components to
deal with the risks associated with contamination of the site shall be submitted to,
and approved in writing by, the Local Planning Authority:
1) a preliminary risk assessment which has identified:
- all previous uses;
- potential contaminants associated with those uses;
- a conceptual model of the site indicating sources, pathways and
receptors;
- potentially unacceptable risks arising from contamination at the site;
2) a site investigation scheme, based on (1), to provide information for a
detailed assessment of the risk to all receptors that may be affected, including
those off site;
3) the results of the site investigation and detailed risk assessment referred to
in (2) and, based on these, an options appraisal and remediation strategy
giving full details of the remediation measures required and how they are to
be undertaken;
4) a verification plan providing details of the data which will be collected in
order to demonstrate that the works set out in the remediation strategy in (3)
are complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.
The development shall thereafter be carried out in full accordance with the
approved details unless written approval is received from the Local Planning
Authority.
Reason: To ensure the protection of controlled waters in accordance with the
National Planning Policy Framework.

21

Secondary Aquifer – verification report
Prior to first occupation 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
he 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 a
plan (a ‘long-term monitoring and maintenance plan’) for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action, as
identified in the verification plan, if appropriate, and for the reporting of this to the
Local Planning Authority. Any long-term monitoring and maintenance plan shall be
implemented as approved.
Reason: To ensure that any necessary remedial measures against historic
contamination have been undertaken and that any environmental risks have been
satisfactorily managed in accordance with the National Planning Policy Framework.

22

Contamination identified during construction
If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in writing
with the Local Planning Authority) shall be carried out until the developer has
submitted, and obtained written approval from the Local Planning Authority for, a
remediation strategy detailing how this unsuspected contamination shall be dealt
with. The remediation strategy shall be implemented as approved, verified and
reported to the satisfaction of the Local Planning Authority.
Reason: To ensure the protection of controlled waters in accordance with the
National Planning Policy Framework.

23

Piling and foundations
Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the Local Planning
Authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to groundwater. The
development shall be carried out in accordance with the approved details.
Reason: To ensure the protection of controlled waters in accordance with the
National Planning Policy Framework.

24

Drainage
No drainage systems for the infiltration of surface water in to the ground are
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: To prevent the remobilisation of contaminants present in shallow soil or
made ground which could ultimately cause pollution of groundwater in accordance
with the National Planning Policy Framework.

Informatives

1.
This decision letter does not convey an approval or consent which may be required
under any enactment, by-law, order or regulation, other than Section 57 of the Town and
Country Planning Act 1990.
2.
Your attention is drawn to the provisions of the Building Regulations, Party Wall Acts
and related legislation which must be complied with.
3.
Your attention is drawn to the need to comply with the requirements of the Control
of Pollution Act 1974 concerning construction site noise and in this respect you are advised
to contact the Council's Environmental Health Division.
4.
You are advised to consult the Principal Highways Engineer of the Highways team
at the earliest possible opportunity in order to obtain necessary prior approval for
undertaking any works within the Public Highway including Scaffold, Temporary/Permanent
Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer Connections and
Repairs on the Highways, Hoarding, Excavations, Temporary Full/Part Road Closures,
Craneage Licenses etc.
5.
You are advised to consult the Council's Streetcare team within the Public Protection
Division with regard to the provision of refuse storage and collection facilities. The Council’s
‘Refuse and Recycling Guidance 2013’ should be considered in regards to the provision of
waste storage and the management plan for the reduction, storage, handling and
movement of waste across the site.
6.
As soon as building work starts on the development, you must contact the Street
Naming and Numbering Officer if you need to do the following: i. name a new or existing
building
ii.
apply new street numbers to a new or existing building
iii.
register new flats or new buildings with Royal Mail
This will ensure that any changes are agreed with Lambeth Council before use, in
accordance with the London Buildings Acts (Amendment) Act 1939 and the Local
Government Act 1985. The correct street number or number and name must be displayed
prominently on the premises in accordance with regulations made under Section 12 of the
London Building Acts (Amendment) Act 1939.
7.
BS 8233:2014 gives guidance for internal noise levels in rooms for residential
purposes from environmental noise to maintain appropriate resting & sleeping conditions.
The publication provides noise levels for "good" and "reasonable" standards to be aimed
for within dwellings; the "good" standard being in compliance with the latest World Health
Organisation (WHO) Standard on Community Noise. WHO advise that as well as
considering average noise levels (LaEQ metric) the individual single event LaMax level
should be considered as well as the LaEQ where there are distinctive events. Both WHO
& BS 8233:2014 also recommends that any individual noise event at night should not
normally exceed 45dB(A) max. This standard is designed to minimise sleep disturbance
and, by necessity, precludes ventilation through open windows which may require some
form of forced ventilation to allow for rapid ventilation.
8.
Post boxes should be provided internally and integrated so that mail can be collected
from within the building.
9.
You are advised that the development hereby approved would be liable for Mayoral
CIL and Lambeth CIL payments.
10.
You are reminded that all conditions which require further details to be submitted to
and approved by the Local Planning Authority need to be accompanied by an application

form and a fee. The application form and fee schedule can be found at
www.lambeth.gov.uk/planning.
11.
The Environment Agency should be consulted should any contamination be
identified that could present an unacceptable risk to controlled waters; the site is located
over a Secondary Aquifer and within a groundwater Source Protection Zone (SPZ2).
12.
The developer should be aware of the potential risks associated with the use of piling
where contamination is an issue. Piling or other penetrative methods of foundation design
on contaminated sites can potentially result in unacceptable risks to underlying
groundwaters. We recommend that where soil contamination is present, a risk assessment
is carried out in accordance with the Environment Agency guidance 'Piling into
contaminated sites'. The Environment Agency will not permit piling activities on parts of a
site where an unacceptable risk is posed to controlled waters.

13.
For information on the NRMM Low Emission Zone requirements and to register
NRMM, please visit "http://nrmm.london/".
14.

Your attention is drawn to the following guidance from Thames Water:

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. The contact number is 0800 009
3921. Reason - to ensure that the surface water discharge from the site shall not be
detrimental to the existing sewerage system.
15.
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 email us a scaled ground floor plan of your property
showing
the
proposed
work
and
the
complete
sewer
layout
to
developer.services@thameswater.co.uk to determine if a building over / near to agreement
is required.
16.
A Groundwater Risk Management Permit from Thames Water will be required for
discharging groundwater into a public sewer. Any discharge made without a permit is deemed
illegal and may result in prosecution under the provisions of the Water Industry Act 1991. We
would expect the developer to demonstrate what measures he will undertake to minimise
groundwater discharges into the public sewer. Permit enquiries should be directed to Thames
Water’s Risk Management Team by telephoning 02035779483 or by emailing
wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line
via www.thameswater.co.uk/wastewaterquality.
17.
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.

18.
You are advised of the necessity to consult the Transport and Highways team within
the Transport Division of the Directorate of Environmental Services, with regard to any
alterations affecting the public footway.

