Address: Graphite Square, London SE11 5EE
Application Number: 17/02936/FUL

Case Officer: Mr Michael Cassidy

Ward: Princes

Date Received: 18/07/2017

Proposal:
Demolition of existing office, warehouse and church buildings (use classes B1, B8, and
D1), and redevelopment of the site to provide a residential led mixed-use development
with a podium building of ground plus 3 storeys (fronting onto Worgan Street) connecting
a ground plus 9 storey building (fronting onto Worgan Street), a ground plus 13 storey
building (fronting onto Worgan Street), and ground plus 13 storey building (at the junction
of Worgan Street and Jonathan Street) to provide 160 residential units, offices (use class
B1), a ground-floor flexible retail/café/office (flexible use class A1/A3/B1), a replacement
Methodist church (use class D1), and provision of a single level basement, together with
servicing, car and cycle parking, and provision of new public realm and associated works.
Drawing numbers: Refer to Appendix 1
Documents: Refer to Appendix 1
RECOMMENDATION:
1. Resolve to grant conditional planning permission subject to any direction that may be
received following referral to the Mayor of London and subject to the completion of an
agreement pursuant to Section 106 of the Town and Country Planning Act 1990
including the planning obligations listed in this report.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:


Finalise the recommended conditions as set out in this report; and



Negotiate, agree and finalise the planning obligations as set out in this report
pursuant to Section 106 of the Town and Country Planning Act 1990.

3. 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 document containing
obligations pursuant to Section 106 of the Town and Country Planning Act 1990 in
order to meet the requirements of the Planning Inspector.
Applicant:
BMOR

Agent:
DP9 Ltd

SITE DESIGNATIONS
Designation

Description

Listed Building

No

Locally Listed Building

War memorial at Vauxhall Walk under-croft entrance

Conservation Area (CA)

Albert Embankment (CA57)

Protected views/vistas

2A.2 Parliament Hill summit to Palace of Westminster
2B.1 Parliament Hill oak tree to Palace of Westminster
27B Parliament Square to Palace of Westminster

Local Views

LV_12 Brockwell Park to Victoria Tower (Brixton rooftop
view)
LV_19 Brockwell Park to the city (Brixton panoramic)

Archaeological
Areas

Priority No

Flood Zone

Flood Zone 3 (high risk)

Central Activities Zone

Central Activities Zone

SITE AREA
Total site area (sqm)

Total site area (hectares(ha))

4,234sqm

0.42ha

FLOORSPACE COMPARISON
Use
class

Description

Existing
floorspace
(Gross

Proposed
floorspace
(GEA)

Difference of
proposed

External Area
(GEA))
B1

Office

3,893

9,050

+ 5157

B8

Warehouse

1,228

0

- 1228

C3

Dwellings

0

16915

+ 16915

D1

Methodist Church

403

255

- 148

A1/A3/B1 Flexible unit
n/a

0

90

+ 90

0

1,244

+ 1244

5,524

27,554

Common/ancillary
areas

Total

HOUSING DETAILS
Residential Type

No. of bedrooms per unit
1

2

3

4

5+

Total

Existing

NB: No existing
housing

0

0

0

0

0

0

Proposed

Private flats

46

55

9

0

0

110

Private houses

0

0

0

0

0

0

Affordable
(rented flats)

4

15

17

0

0

36

Affordable
(shared
ownership)

6

7

1

0

0

14

Total proposed

56

77

27

0

0

160

PARKING
Car spaces (general)

Car spaces (Disabled)

Cycle spaces

Existing

25

0

10

Proposed

0

16

390

(10 immediately available
– 6 retained for use by

(24 visitor spaces
(short stay), 264

Walker Books)

residential,
101 office & 1
church)

EXECUTIVE SUMMARY
There is no objection in principle to the proposal. The proposed development will bring forward
the regeneration of a run down and underused site and is aligned with the desire for growth
within the Vauxhall area. A residential-led mixed use development is appropriate given the
significant housing demand within the Borough.

The height and massing of the development has been assessed in relation to its impact from
a wide range of viewpoints and has been found to be satisfactory, including in relation to its
impact on heritage assets. There is no objection to the development’s height in this location,
which has a very high public transport accessibility level.

The proposed buildings on the site have been sensitively designed, taking inspiration from the
surroundings and historic context of the site, and would respect the character, context and the
form and scale of neighbouring buildings and would sit comfortably within the streetscene and
surrounding area. The appearance and detailed façade treatment of the development is
considered to be high quality, displaying an appropriate response to the surrounding
character. They would have no adverse impact on the setting of nearby listed buildings.

The proposed housing density would be in line with that outlined as normally acceptable in the
London Plan for a Central location. The proposed unit mix would meet the Council’s
aspirations and the scheme would deliver a good proportion of larger affordable family sized
units.

The proposal would provide 160 residential units of which 50 would be affordable units (which
is 31% of units or 35% by habitable room). The affordable units would be split 72% affordable
rent and 28% shared ownership. This is less than the Council’s policy aim, which is for 40%
of units to be affordable or 50% where grant is available, but is eligible for consideration under
the Mayor’s Fast Track route. Therefore a viability appraisal has not been required.

The proposed development would meet all relevant residential space standards and the
provision for private and communal amenity space and play space proposed is considered to
be acceptable. Adequate levels of daylight would also be provided within the flats for future
residents.

The proposal provides units with a good standard of accommodation, in terms of unit sizes,
aspect and amenity space provision, being provided.

Given the distance and orientation to the nearest residential properties, and the inclusion of
appropriate mitigation measures, the proposal would not result in any significant material
impact in terms of overlooking or loss of privacy to neighbouring residential properties.

The proposed scheme does result in some adverse and noticeable reductions in daylight and
sunlight, particularly to 79 Vauxhall Walk. However, some consideration should be given to

the particular characteristics of the properties reviewed and to the fairly minimal existing
massing on the application site which is unusual in an urban context. It is also reasonable to
consider the identified effects alongside the planning merits of the scheme overall.

The development would regenerate this under use site. It maximises the potential of the site
providing 160 residential units which will contribute to meeting the housing needs of the
Borough and delivers a significant quantum of affordable homes within the Borough, including
a large proportion of affordable family housing. It further provides a significant amount of
flexible Class B1 office accommodation, including workspace targeted towards small and
medium sized businesses, and delivers a significant amount of new public realm, including
the creation of new pedestrian routes through the site, improving connectivity within the
immediate area.

In conclusion officers consider that the many planning benefits that the scheme would deliver
are sufficient to outweigh the identified impacts on residential amenity.

The development would have a sustainable construction, meeting all of the relevant
sustainability standards.

PLANNING OFFICER’S REPORT
Reason for referral to Planning Applications Committee:
The application is reported to the Planning Applications Committee in accordance with part
(1) of the Committee’s terms of reference as it relates to Major Application proposals. Given
the proposed scale of Development. The application shall be referred hereon as ‘the
Development’, for the purposes of the report and recommendations before the PAC.

1. SITE AND SURROUNDINGS
1.1
1.1.1

Application site
The site (0.42 hectares) is located in Vauxhall approximately 350m northeast of
Vauxhall train station. It comprises several commercial buildings and a church
and forms the north eastern part of an urban block bounded by Jonathan Street
to the north, Worgan Street to the east, Glasshouse Walk to the south and

Vauxhall Walk to the west. Street access to the site is from Jonathan Street and
Worgan Street, as seen in Figure 1 below.

Figure 1- Site and context

1.1.2

The site currently comprises several separate buildings, the names and uses of
which are shown in Figure 2 below.Error! Reference source not found.The site
is broadly split into three sections, the southernmost part comprises office and
warehouse blocks with parking in between. This area includes:
 1) 24 Worgan Street (also known as Vauxhall House - marked
Warehouse/Entrance in Figure 2) – a single storey warehouse (1,156sqm
GIA) on the southeast corner of the site (use class B8), and the west part of
24 Worgan Street which is a part single-storey, part two-storey warehouse
(use class B8), with a covered entrance and care-taker office;
 2) Hall House – five-storey office block (use class B1) (939sqm GIA) running
east/west in the middle of the site;
 3) Spring House – four-storeys office block (use class B1) (2,818sqm GIA)
fronting onto Worgan Street; and
 4) 2-4 Graphite Square (External Offices in Error! Reference source not
found.) – single storey office units (use class B1) (335sqm GIA), the
northernmost block on the site.

1.1.3

Moving north, the next section of the site hosts a single-storey Methodist Church
(use class D1 and identified as 5 in Figure 2 above), accessed from Worgan
Street. This is split into two main sections – the eastern section, fronting Worgan
Street, houses the area of worship for the church and measures approximately
103sqm GIA. The western section is larger (and taller, though still single-storey)
and set back into the site, behind the main church hall. This includes a large hall
(used for storage of carnival equipment), toilets, and a kitchen area. It is not clear
whether this space is used ancillary to the church (use class D1), or whether its
use operates independently as storage space (use class B8). This latter space
does appear, however, to be used on a sporadic basis.

1.1.4

Finally, the northern most part of the site houses the office units at 3 Jonathan
Street (use class B1 and identified as 6 in Figure 2 above). This includes two
buildings, with access from both Worgan Street and Jonathan Street. The small
single-storey building appears to have provided office or storage space. The main
two-storey building provides a large open area with internal mezzanine which
appears to have been used for a combination of office space and fabrication/light
industry (use class B1). These are currently unoccupied but are used for
occasional storage.

1.2 Surrounding area
1.2.1

The uses surrounding the site are largely office and residential. There is a nearby
public house (The Black Dog) and hotel, with more food and drink uses and
shops to the east at the end of Jonathan Street, and to the west along Albert
Embankment.

1.2.2

The site is on the western edge of the Vauxhall Gardens Estate, with several
estate blocks directly neighbouring it. To the north, on the other side of Jonathan
Street, are two residential point blocks – Haymans Point and Coverly Point. The
two 13 storey blocks sit within a grass amenity space which also provides some
parking. The Carmelita Centre – a single-storey community centre and former
housing office – is located to the southwest of Haymans Point and to the
northwest of the application site, on the corner of Vauxhall Walk and Jonathan
Street. To the southeast of Haymans point and the northeast of the application

site is Amber Heights, a 4 storey residential block in a relatively new addition to a
former public house on the corner of Jonathan Street and Tyers Street.

1.2.3

To the east, on the opposite side of Worgan Street, is Arne House, a 5 storey
residential block built by the London County Council (“LCC”) and characteristic of
the Vauxhall Gardens Estate. The block has a deck access which faces directly
toward the site, with car parking to the Worgan Street frontage. Beyond this to the
east are more residential LCC blocks.

1.2.4

Directly to the south of the site, within the same urban block as the application
site, are two further 5 storey LCC blocks - Kennedy and Jameson House. These
form a ‘U’ shape perimeter block with access and parking facing towards the
application site. Beyond these to the south is another LCC block, Darley House,
as well as the Glasshouse Walk Playground and Vauxhall Gardens Estate
Allotment. Vauxhall Pleasure Gardens, covering almost 3.5ha, sits to the south
and southwest on the other site of Glasshouse Walk.

1.2.5

The site is bounded to the west within its urban block by former industrial
buildings (now used as offices) between four and five storeys in height. These
buildings front onto Vauxhall Walk and have rear windows and an emergency
access facing directly into the application site. Walker Books is housed in the
southern part of this adjacent block. Undercroft access is provided through this
block into the application site from Vauxhall Walk. In the north-western corner of
the urban block is 79 Vauxhall Walk, a relatively modern 5 storey residential
block of 21 flats completed in 1998 - known as Spring Gardens Court. Beyond
these to the west, on the other side of Vauxhall Walk and to the north of Tinworth
Street, is Citadel Place - a 4 storey office complex housing the National Crime
Agency. On the southern side of Tinworth Street is a mix of uses including
student accommodation (Spring Mews), residential, hotel, offices and light
industry.

1.3
1.3.1

Heritage
There are several conservation areas (“CAs”) near the site which are shown in
Figure 2. The southwest part of the site is itself located within the Albert
Embankment Conservation Area (CA57), which extends westward to the
Thames. Vauxhall Gardens CA (CA56) is to the east of the site and covers much

of the LCC blocks in the Vauxhall Gardens estate. Vauxhall CA (CA32) is to the
south of the site and covers a large area extending south from Vauxhall Pleasure
Gardens. The boundary of Kennington CA is 150m east of the site, and Millbank
CA boundary meets the centre of the Thames 350m west of the site.

Figure 2 - Conservation Areas

1.3.2

There are no listed buildings within the site, or in the immediate vicinity. There
are, however, several listed buildings in the wider area and these range from
plaque memorials and statues (for example, the Following the Leader memorial
on Darley House some 115m south of the site), to churches and towers (for
example, Millbank Tower on the western bank of the Thames).

1.3.3

There are several locally listed buildings in the area include the Tea House
Theatre (the former Queen Anne pub on the edge of Vauxhall Pleasure
Gardens), the Black Dog pub, and the war memorial plaque on the wall in the
under-croft access to the site from Vauxhall Walk. The Rose pub, on the corner
of Tinworth Street and Albert Embankment 160m to the west, is also locally
listed.

1.3.4

The site falls within several protected views and vistas, most significant of which
are those from Parliament Hill and Parliament Square to the Palace of
Westminster. Although not actually within the protected vista, the site is also just
outside the edge of the protected vista from Primrose Hill to the Palace of
Westminster. The site is also within local views northwest from Brockwell Park.

1.4 Other designations
1.4.1

The site is in the Central Activities Zone (CAZ). Although outside the Vauxhall
Nine Elms Battersea Opportunity Area (VNEB), the application site abuts its
western boundary which runs along Vauxhall Walk.

1.4.2

Vauxhall District Centre is 350m south of the site. The site itself is not designated
within the town centre hierarchy, but Vauxhall Street and Jonathan Street Local
Centre is 85m to the east.

1.4.3

The site has a Public Transport Accessibility Level (PTAL) of 6a which is
considered excellent. The site it within the Congestion Charge zone with
Kennington Lane (a TfL road) 280m to the south defining its southern boundary.
The site is in the Kennington ‘K’ Controlled Parking Zone (“CPZ”), which operates
Monday to Friday, 8:30am to 6:30pm.

1.4.4

The site is in Flood Zone 3 and benefits from flood defences. Land in this flood
zone would have a high probability of flooding without the local flood defences.
The site falls on the edge of the Vauxhall Cross Air Quality Focus Area.

2. PROPOSAL
2.1 Scheme overview
2.1.1

The application proposes a mixed-use development which would provide
approximately 9,000sqm (GEA) of flexible office and work space, 160 homes, a
church, a flexible retail/café/office ground-floor unit, a basement with servicing,
car and cycle parking, and a new public realm including a publicly accessible
square.

2.1.2

The massing of the development consists of a podium at 4 storeys, with 3 taller
blocks rising from the podium from 10 to 14 storeys in height. Private amenity
space is provided on the roof of the podium, with shared amenity on the ground
floor between the building and the existing buildings along Vauxhall Walk. The
general massing is shown in below, in Figure 4, in context with the surrounding
buildings.

Figure 4 - Massing of the proposed building

2.1.3

The architecture of the proposal is contemporary with a pallet of materials in
keeping with the wider area – the use of brick and metal work combined with the
detailing very deliberately reference the industrial history of the site and its
surroundings. The podium design varies by elevation, with clearly defined
alternating sections of fenestration that each respond to the taller blocks that rise
from the podium. Balconies are integrated into the facades of the residential
blocks with planting proposed in the amenity spaces on the podium roof and
ground floor. Ecological roof planting is also proposed on the roofs of the taller
blocks which is supplemented with photovoltaic panels.

Figure 5 - East elevation (Worgan Street)

2.1.4

The mix of uses is shown in the north to south section looking west, in Figure 6
below.

2.1.5

The office space would be accommodated in a four-storey podium block that runs
along the east edge of the site, addressing Worgan Street. Part of the basement
also accommodates smaller workspaces. The office and work space has been
designed to accommodate a range of business sizes, including individuals, startups, small and medium-sized enterprises (SMEs), and larger employers.

2.1.6

Rising out of the podium are three larger residential blocks - Block A to the south,
Block B in the centre, and Block C to the north. Block A would accommodate
social rented accommodation and is 10 storeys high. Blocks B and C rise to 14
storeys high, with flats for private sale. Some intermediate shared ownership
units would be included in Block B.

Figure 6 - Section showing uses

2.1.7

The basement provides disabled accessible parking spaces, cycle parking, and
waste storage, as well as areas for servicing.

2.1.8

A new square, publicly accessible, would be defined between the podium and the
existing buildings to the west of the site. Access into the square would be
provided from Jonathan Street to the north, leading to the south into the estate
land with Jameson and Kennedy House. There would also be a link from Worgan
Street to the west, via a double-height under-croft, and across into Vauxhall Walk
via the existing under-croft to the west of the site. The ground floor plan, showing
the access routes into the new space is shown in Figure 7 below.

Figure 7 - Ground floor and access into site

2.2
2.2.1

Amendments and additional information
During the course of the application, the following amendments were made and
additional information provided:
 Additional information provided on basement impact, including a hydrogeology
report;
 A minor alteration to the ground floor layout to increase the Class D1 unit
floorspace by approximately 31sqm, from 209sqm to 240sqm, resulting in a
31sqm reduction in the proposed flexible unit floorspace;
 Additional information on energy/sustainability compliance;
 Additional BRE daylight and sunlight assessment with updated report; and
 Additional information on office and workspace.

3.

RELEVANT PLANNING HISTORY

3.1

Application history

3.1.1

The site has a long industrial and commercial history including the Surrey
Ironworks Horatio Myer & Co. Ltd. Beadstead company. This produced iron and
brass bedsteads and by 1914 the company employed over 200 workers.

3.1.2

Although the main front building with its signage remains on Vauxhall Walk, the
original factory building has since been replaced with other industrial and
commercial buildings.

3.1.3

Planning permissions granted in 1989 (89/00301/PLANAP) and 1993
(93/01169/PLANAP) allowed the change of use of parts of the buildings into
Class D1 - training centres. There is no evidence available to confirm these were
implemented and the current uses on site remain in Class B1 and B8
employment use, except for the church. Although the current church building is
not historic, the presence of a church on that part of the site has been present
since at least the early 19th Century.

3.2 Planning Enforcement History
3.2.1

Many of the current buildings on the site fell into disrepair over the last ten years;
their dilapidated condition resulting in high vacancy rates. In 2014, the council
received complaints about the condition of the land and the planning enforcement
team, unable to secure voluntary improvements to the site, issued notices under
Section 215 of the Town and Country Planning Act 1990 on 07 May 2015
(14/00185/3CNS).

3.2.2

The notice required steps to be taken to improve the condition of the land to
abate the site’s detrimental impact on amenity. The site was then sold to the
current owners who complied with the requirements of the notice upon purchase,
undertaking several interim remedial steps to improve the site whilst awaiting full
redevelopment and regeneration.

4. CONSULTATION
4.1 Pre-application developer consultation
4.1.1

The submitted Statement of Community Involvement outlines the public
engagement undertaken by the developer prior to submission of the scheme.

This sets out the pre-application consultation and outlines door-knocking
sessions distributing around 300 leaflets, a public exhibition over six days,
distribution of around 2,000 newsletters, and briefings with local groups including
VGERTA and Lambeth Methodist Church.

4.1.2

In addition, the developer held a series of pre-application consultation sessions
with Lambeth and the GLA prior to submission of this application.

4.2 Application consultation - Organisations
4.2.1

The following organisations were consulted during the course of the application:

The Greater London Authority (GLA)
4.2.2

The GLA have made the following comments:


Principle of development: The redevelopment of this under-used site for
residential-led mixed use purposes is strongly supported; however, the
applicant must provide details on the relocation plans and assistance for all
current occupiers, confirm that a workspace provider has been secured, and
affordable workspace provision should be considered. Further information
must be submitted on how the successful co-location of church and
residential uses will be achieved, and the planning permission must secure
management and mitigation measures.



Affordable housing: The proposed 35% (by habitable room) affordable
housing is strongly supported as a starting point; however, the applicant must
fully investigate the provision of grant funding and any other available public
subsidy. An early stage review is also required.



Urban design, strategic views and historic environment: The proposals are
generally of a high quality; however, there are concerns about the impact of
balconies in Block C, which will overlook adjacent residential units. Further
discussion is required with the applicant and residential layouts may need to
be amended.



Outstanding issues on inclusive design, transport, and climate change should
also be addressed.

4.2.3

Officer comment: Conditions of approval are recommended along with s106
Heads of Terms (HoTs) to address the issues raised. Further energy information
has been supplied by the applicant to the GLA in advance of Stage II.

Historic England – Archaeology
4.2.4

No objection, subject to conditions and informative requiring further
archaeological evaluation to safeguard any assets that may exist on site.

4.2.5

Officer comment: An appropriately worded condition is recommended if the
council is minded to approve the application.

Environment Agency
4.2.6

No objection, subject to conditions and informative requiring the approval of a site
investigation and detailed risk assessment scheme, contamination investigation
and submission of a verification report demonstrating completion of any
remediation works required, no piling except without express written consent and
drainage.

4.2.7

Officer comment: Appropriately worded conditions are recommended if the
council is minded to approve the application.

Historic England
4.2.8

No comments received to date.

Transport for London (TfL)
4.2.9

TfL considers the application to be in general conformity with the strategic
transport policies of the London Plan but requests that the following is secured to
ensure full compliance with the London Plan and to mitigate the impact of the
development on the transport network:



A Car Parking Management Plan to be secured by condition and the allocation
of a single blue badge bay for commercial occupants;



Provide a draft Construction Logistics Plan (CLP) prior to determination with
the full CLP secured by condition prior to commencement;



A Car Park Management Plan secured by condition to manage the allocation
of disabled car parking spaces;



Secure Electric Vehicle Charging Points;



A Travel Plan secured by obligation with addition of cycle hire memberships
for staff and residents;



Inclusion of the church use within the Travel Plan; and



Provision of the car club.

4.2.10 Officer comment: Appropriately worded conditions are recommended if the
council is minded to approve the application.

Thames Water
4.2.11 No objection to the scheme subject to no piling condition and informative.

4.2.12 Officer comment: An appropriately worded condition and informative are
recommended if the council is minded to approve the application.

London Fire Brigade
4.2.13 No response received.
4.2.14 Officer comment: matters are covered by British Standard BS9999:2017,
Building Regulations and the appropriate Home Office Fire Safety Guidance
Document. An informative can be included (ref Informative Error! Reference
source not found.) drawing attention to:


Access for Fire Brigade appliances is to be provided in accordance with LFB
Fire Safety Guidance Note GN29;



Sprinklers to be considered for this development.

4.3 Internal Consultees

4.3.1 The following section of the report presents the responses received from
colleagues across the Council. The details of the comments are presented within
the planning assessment section.

Planning Policy
4.3.2 No objection to the proposal. The redevelopment of the site to provide a mixed
use scheme with increased B1 floorspace is acceptable in principle provided that
the commercial and residential elements of the scheme are made available at the
same time. The loss of B8 floor space, to be replaced by B1 floorspace, is
acceptable. There is an existing church that will be re-provided on site. Although
there is a small loss of floor space for the church, it is considered that this is
acceptable as the church has been involved in the design of the re-provision and it
is likely that the new facility is of better quality to meet their needs.

Transport and Highways
4.3.3

No objection to the proposal subject to conditions relating to visibility, closure of
existing access, Delivery Management Strategy, Cycle Parking, Travel Plan,
Method of Construction Statement and Refuse and Recycling Storage Details
being attached to any permission granted and a commitment being provided to
enter into a S278 agreement for off-site highways works including improvements
along Worgan Street and provision of shared surface loading bay, adoption of
footways, additional Car Club bay and 2 on-street disabled bays.

Conservation and Design
4.3.4

No objection to the proposal subject to conditions relating to external construction
detailing and a sample panel of the external materials being attached to any
permission granted.

Environmental Support Officer
4.3.5

No objection. The waste management plan is approved.

Housing
4.3.6 The Boroughs greatest need is for large family homes for rent, and this scheme
complies with the Housing Department’s Tenancy Strategy requirements that 3
bed rents should be target / social rents and 1 and 2 beds should be at blended
rents and within LHA levels.

Employment and Enterprise

4.3.7 No objection subject to both employment and skills and local labour in
construction contributions being secured by S.106 legal agreement in line with the
Employment Skills SPD.

Designing Out Crime Officer
4.3.8 No objection subject to a ‘Secured by Design’ condition being attached to any
permission granted.

Bioregional (the Council’s Energy and Sustainability Advisors)
4.3.9

No objection to the proposal subject to conditions, in relation to BREEAM
Excellent, an updated Sustainability Statement, Green roofs, water consumption
and photovoltaic panel details, being attached to any permission granted.

Sustainability Team (Air Quality)
4.3.10 No objection subject to conditions, in relation to Air Quality and Dust
Management Plan, cycle parking, electric vehicle parking, emissions from the
energy plan (CHP) and construction machinery and air quality, being attached to
any permission granted.

Flood Officer
4.3.11 No objection subject to a condition relating to drainage being attached to any
permission granted.

Environmental Health (Food Health and Safety Team)
4.3.12 No objection to the proposal.

Parks and Biodiversity
4.3.13 Support for the application as it proposes to provide suitable hard and soft
landscaping that will have benefits to both residents and the overall quality of
open space in the area. Conditions relating to green roofs and landscaping
should be attached to any permission granted.

Environmental Health (Contamination)
4.3.14 No objection subject to conditions relating to a Basement Risk Assessment and
contamination being attached to any permission granted.

4.4

Local Groups / Other Consultees and Stakeholders

4.4.1 The following local groups were consulted as part of the application process:

9 Albert Embankment Residents Association
4.4.2

No response received.

Association of Waterloo Groups
4.4.3

No response received.

Brook Drive Tenants Residents Association
4.4.4

No response received.

Cleaver Square Residents Association
4.4.5

No response received.

Dryden Court Residents Association

4.4.6

No response received.

Friends of Archbishop’s Park
4.4.7

No response received.

Friends of Old Paradise Gardens
4.4.8

No response received.

Friends of Vauxhall Spring Gardens
4.4.9

No response received.

Heart of Kennington Residents Association
4.4.10 No response received.

IMPACT
4.4.11 No response received.

Jubilee Walkway Trust
4.4.12 No response received.

Kennington Association Planning Forum
4.4.13 No response received.

Kennington Oval and Vauxhall Forum
4.4.14 No response received.

London Duck Tours
4.4.15 No response received.

Oval and Kennington Residents Association
4.4.16 No response received.

Vanburgh Court Residents Association
4.4.17 No response received.

Vauxhall Gardens Estate Resident and Tenant Association
4.4.18 A petition of objection with 190 signatures has been received raising the following
concerns:


The proposals are a hostile addition to this diverse and thriving
neighbourhood. The violation of the Vauxhall Gardens conservation area is
astonishing;



High density and size of the scheme (sitting right on the boundary on Worgan
Street and Jonathan Street, limiting space for greening, public realm and
accessibility);



The height of the 3 blocks, which will dominate our neighbourhood, change
the landscape and set a precedent for similar developments in our village feel
neighbourhoods;



The aesthetic violation of the conservation area of Vauxhall Gardens estate;



The shading impact of the proposed development on Arne, Jameson and
Kennedy Houses and Hayman Point, the Carmelita Centre and the Carmelita
Centre community garden;



The gating of the public realm areas will promote a lack of social cohesion
and a "them and us" environment for the residents of the new development
and Vauxhall Gardens residents. The planned public realms would remain
unused and provide no value to the local community;



The boundary of the scheme on Worgan Street i.e. the building should align
with Jameson House to allow more public realm improvements on Worgan

Street and also explore the possibility of improving the appearance of the
Arne House, Jameson and Kennedy Houses public spaces to match the new
development;


The greening initiatives at street level are nil i.e. Worgan Street and Jonathan
Street;



The echoing effect in Worgan Street due to the close proximity of the
development to the existing blocks;



Lack of clarity regarding the proposed Café and Church (i.e. accessibility,
hours of operation etc.);



Loss of privacy;



The two existing tower-blocks (Hayman's and Coverley Point) are widely
spaced, quite modest and surrounded by greenery - the Northernmost of the
proposed blocks would in contrast loom over them rising straight from the
street;



Lack of clarity on new jobs in consultation material;



Lack of sustainability/green credentials;



The wind impact through the new development and the impact on the nearby
buildings and public spaces;



Disruption to adjacent buildings and wider area from construction traffic;



Increase in dust from construction;



The development feels/seems like a standalone entity without social housing
which will antagonise social cohesion;



The proposed green roof/gardens will be higher than the existing low rise
blocks therefore estate residents will not benefit from them in terms of views;



Clarity needed on deliveries after the development is complete and in full use.
The impact on the already narrow Worgan Street is currently unknown and it
is already a congested and narrow street that will be heavily congested with
limited accessibility; and



The scheme is intrusive and traumatic for our thriving Vauxhall Gardens
diverse and united community.

Vauxhall One Business Improvement District
4.4.19 No response received.

The Vauxhall Society

4.4.20 No response received.

Vauxhall St Peters Heritage Centre
4.4.21 No response received.

Waterloo Community Development Group
4.4.22 No response received.

Walcot Estate Tenants Association
4.4.23 No response received.

Whitgift Estate Tenants Association
4.4.24 No response received.

We are Waterloo
4.4.25 No response received.

Kate Hoey, MP Vauxhall
4.4.26 This is a formal objection to the above planning application. Whilst I recognise
that a development will happen on this area at some stage the scale and density
of the current application is not in any way in keeping with the very special
neighbourhood of the Vauxhall Gardens Estate and surrounds. It seems that the
developers did not appreciate the Vauxhall gardens conservation area. This is
probably so as they have not engaged with the VGERTA committee or residents
or listened to any of the suggestions made as to how the scheme could be made
more friendly to those living there.

4.4.27 I oppose the high density and its size. I believe that there will be a big effect by
shading on many of the blocks as well as the Carmelita Centre. I object to the
public areas being gated and the loss of privacy for the residents of Arne and
Hayman point. There will no benefit for existing residents of the green roofs/
gardens. There are a number of other concerns relating to the number and
quality of local employment opportunities, construction plans and general
disruption and of course the lack of social housing in the immediate development.

Lambeth Mission and St. Mary’s Methodist Church and Vauxhall Mission
4.4.28 Support for the following reasons:


The Vauxhall Mission is part of the overall responsibility of Lambeth Mission
and St Mary’s and we intend for the new site/plant to be part of the outreach
work of LMSM;



The opportunity to open up and regenerate this site, making it a part of the
local community rather than allowing it to remain in its current dilapidated
state, should be embraced by the community and the council;



Over the past few months Bmor has been working with the church to bring
forward proposals that include a new flexible space within the development
that is better suited to our specific needs;



In recent years our facilities have become run down, which has left us
vulnerable to anti-social behaviour and squatters and unable to accommodate
a wide range of community activities that is essential to any church that
wishes to place itself at the heart of a local community;



The church has an important role in this area as a place of worship and as a
place where local people can come together and socialise. Re-providing a
modern Church and community space on this site will give us the opportunity
we need to expand the work of the church and continue serving the local
community;



We strongly support the development of Graphite Square not only for the
benefits it will bring the church, but also because it will bring much needed
affordable homes to Vauxhall, it will create new jobs and dramatically
improved public space that will benefit not only those people who will live and
work on the site but the wider local community as a whole; and



We believe these proposals have the potential to greatly enhance the area
and we would be grateful if members of the Council could take our views into
account when making their decision regarding this application.

4.5

Residents / Neighbours

4.5.1

The application has been publicised by way of one or more site notices displayed
in the vicinity of the application site. The application has also been publicised in
the local press.

4.5.2

In total, 263 local residents were consulted. There have been 46 comments
received to-date with 34 letters of objection, 2 providing neutral comments and 10
letters of support having been received. A summary of the grounds of objection
and support are set out below.

Objections
4.5.3

34 letters of objection have been received raising the following concerns:


Loss of existing courtyard features;



Excessive height;



Excessive density;



Scale and design is out of keeping with the surrounding area;



Adverse impact on conservation area;



Visually overbearing;



Loss of light;



Loss of privacy;



Unnecessary coffee shop provided;



Impact on safety and security;



Impact on trees;



Proposed public realm should have 24 hour access;



Having gates would segregate and alienate the community;



Increase in traffic and pollution;



Increase in noise;



Noise and disruption from construction; and



Wind impact.

Support
4.5.4

10 letters of support have been received raising the following points:


The opportunity to open up and regenerate this site, making it part of the local
community rather than allowing it to remain in its current dilapidated state,
should be embraced by the community and the council;



The proposal makes better use of the land;



The church has an important role in this area as a place of worship and as a
place where local people can come together and socialise. Re-providing a
modern church and community space will help the church to continue serving
the local community;



Many people and visitors to the area are extremely positive about this well
designed and well thought through mixed use development plan;



The proposed private and affordable homes will bring a better balance in this
still for many socially deprived area;



The proposal contains much needed workspaces/jobs, a place to worship and
commercial spaces with gardens and much appreciated green surroundings;
and



The height of the development respects Hayman’s Point which is 13 storeys,
plus the ones being built by Albert Embankment which are even higher.

5.

POLICY

5.1

Context

5.1.1

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

5.1.2

The National Planning Policy Framework was published in 2012. This document
sets out the Government’s planning policies for England including the
presumption in favour of sustainable development and is a material consideration
in the determination of all applications. The National Planning Policy Framework
(NPPF), together with Council Supplementary Planning Documents and
Guidance and National Planning Practice Guidance (NPPG), are material
considerations alongside the council’s development plan.

5.1.3

The development plan in Lambeth is the London Plan (MALP 2016) and the
Lambeth Local Plan adopted in September 2015. The new Draft London Plan
was published on 1 December 2017 for consultation and will eventually
supersede the current 2016 consolidation London Plan once the final version is
published (anticipated Autumn 2019). The Draft London Plan is a material
consideration in planning decisions, but is currently afforded very limited weight.

5.1.4

The current planning application has been considered against all relevant
national, regional and local planning policies as well as any relevant guidance.
The assessment set out in section 6 of this report refers to those policies most
relevant to the application, however, consideration is made against the whole
development plan.

The London Plan (MALP 2016) (as amended)
5.1.5

Provided below is a list of the key London Plan policies which are considered
relevant in the determination of this planning application:


Policy 1.1 Delivering the strategic vision and objectives for London



Policy 2.1 London in its global, European and United Kingdom context



Policy 2.10 Central Activities Zone – strategic priorities



Policy 2.11 Central Activities Zone – strategic functions



Policy 2.12 Central Activities Zone – predominantly local activities



Policy 2.13 Opportunity Areas and Intensification Areas



Policy 3.1 Ensuring equal life chances for all



Policy 3.2 Improving health and addressing health inequalities



Policy 3.3 Increasing housing supply



Policy 3.4 Optimising housing potential



Policy 3.5 Quality and design of housing developments



Policy 3.6 Children & young people’s play and informal recreation facilities



Policy 3.8 Housing choice



Policy 3.9 Mixed and balanced communities



Policy 3.10 Definition of affordable housing



Policy 3.11 Affordable housing targets



Policy 3.12 Negotiating affordable housing on individual private residential &
mixed use schemes



Policy 3.13 Affordable housing thresholds



Policy 3.15 Coordination of housing development and investment



Policy 4.1 Developing London’s economy Economic sectors & workspaces



Policy 4.2 Offices



Policy 4.3 Mixed use development and offices



Policy 4.5 London’s visitor infrastructure



Policy 4.6 Support for & enhancement of arts, culture, sport & entertainment



Policy 4.7 Retail and town centre development



Policy 4.8 Supporting a successful & diverse retail sector & related facilities &
services



Policy 4.10 New and emerging economic sectors



Policy 4.11 Encouraging a connected economy



Policy 4.12 Improving opportunities for all



Policy 5.1 Climate change mitigation



Policy 5.2 Minimising carbon dioxide emissions



Policy 5.3 Sustainable design and construction



Policy 5.4 Retrofitting



Policy 5.4 A Electricity and gas supply



Policy 5.5 Decentralised energy networks



Policy 5.6 Decentralised energy in development proposals



Policy 5.7 Renewable energy



Policy 5.8 Innovative energy technologies



Policy 5.9 Overheating and cooling



Policy 5.10 Urban greening



Policy 5.11 Green roofs and development site environs



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 5.16 Waste net self-sufficiency



Policy 5.17 Waste capacity



Policy 5.18 Construction, excavation and demolition waste



Policy 5.19 Hazardous waste



Policy 6.1 Strategic approach



Policy 6.3 Assessing effects of development on transport capacity



Policy 6.4 Enhancing London’s transport connectivity



Policy 6.7 Better streets and surface transport



Policy 6.8 Coaches



Policy 6.9 Cycling



Policy 6.10 Walking



Policy 6.12 Road network capacity



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 7.7 Location and design of tall and large buildings



Policy 7.8 Heritage assets and archaeology



Policy 7.9 Heritage-led regeneration



Policy 7.10 World Heritage Sites



Policy 7.11 London View Management Framework



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



Policy 7.18 Protecting open space and addressing deficiency



Policy 7.19 Biodiversity and access to nature



Policy 7.20 Geological conservation



Policy 7.21 Trees and woodlands



Policy 7.29 The River Thames



Policy 8.1 Implementation



Policy 8.2 Planning obligations



Policy 8.3 Community infrastructure levy



Policy 8.4 Monitoring and review

Lambeth Local Plan (2015) policies:
5.1.6

Provided below is a list of the key Local Plan policies which are considered
relevant in the determination of this planning application:



D1 Delivery and monitoring



D2 Presumption in favour of sustainable development



D3 Infrastructure



D4 Planning obligations



D5 Enforcement



H1 Maximising housing growth



H2 Delivering affordable housing



H4 Housing mix in new developments



H5 Housing standards



ED2 Business, industrial and storage uses outside KIBAs



ED3 Large offices (greater than 1,000 m2)



ED7 Evening economy and food and drink uses



ED8 Public houses



ED14 Employment and training



S1 Safeguarding existing community premises



S2 New or improved community premises



T1 Sustainable travel



T2 Walking



T3 Cycling



T4 Public transport infrastructure



T6 Assessing impacts of development on transport capacity



T7 Parking



T8 Servicing



EN1 Open space and biodiversity



EN3 Decentralised energy



EN4 Sustainable design and construction



EN5 Flood risk



EN6 Sustainable drainage systems and water management



EN7 Sustainable waste management



Q1 Inclusive environments



Q2 Amenity



Q3 Community safety



Q5 Local distinctiveness



Q6 Urban design: public realm



Q7 Urban design: new development



Q8 Design quality: construction detailing



Q9 Landscaping



Q10 Trees



Q12 Refuse/recycling storage



Q13 Cycle storage



Q15 Boundary treatments



Q17 Advertisements and signage



Q19 Westminster World Heritage Site



Q20 Statutory listed buildings



Q22 Conservation areas



Q23 Undesignated heritage assets: local heritage list



Q24 River Thames



Q25 Views



Q26 Tall and large buildings



PN2 Vauxhall

Regional Guidance
5.1.7

Relevant publications from the GLA include:


Affordable Housing and Viability SPG (August 2017);



Housing SPG (March 2016);



Central Activities Zone (March 2016)



Social Infrastructure (May 2015)



Accessible London: Achieving an Inclusive Environment (October 2014)



The control of dust and emissions during construction and demolition (July
2014)



Character and Context (June 2014)



Sustainable Design and Construction (April 2014)



Use of planning obligations in the funding of Crossrail, and the Mayoral
Community Infrastructure Levy SPG (2013)



Shaping Neighbourhoods: Play and Informal Recreation SPG (Sep 2012)



London View Management Framework (March 2012)

Local Guidance / Supplementary Planning Documents
5.1.8

Relevant local guidance and SPDs for Lambeth include:


Development Viability SPD



Vauxhall SPD



Albert Embankment Conservation Area Character Appraisal



Kennington Conservation Area Statement



Advertising & Signage Guidance



Parking Survey Guidance Notes



Refuse & Recycling Storage Design Guide



Waste Storage and Collection Requirements - Technical Specification



Air Quality Planning Guidance Notes

6. ASSESSMENT
6.1 Environmental Impact Assessment (EIA)
6.1.1

The development falls within 10(b) of Schedule 2 to the Town and Country
Planning (Environmental Impact Assessment) Regulations 2017, exceeding the
threshold criteria of more than 150 dwellings. A screening opinion has not been
sought, but the requirement for an EIA has nonetheless been considered. This
has taken account of the relevant criteria and guidance, particularly with
reference to the Schedule 3 selection criteria for screening, the indicative
thresholds and criteria (NPPG Paragraph: 058 Reference ID: 4-058-20150326),
and the accompanying guidance in the NPPG.

6.1.2

The NPPG makes clear that only a very small proportion of Schedule 2
development will require an Environmental Impact Assessment. The proposed
development falls within the guideline density matrix of the London Plan for
Central locations and is not of a significantly greater scale than the surrounding
area. Contamination risks at the site could be mitigated by condition requiring a
watching brief and remediation strategy where necessary. The site is currently at
a lower density and scale of development than one would expect for the area.
Also considering the level of commercial floorspace proposed, and the site area,

the proposal would not have significant environmental impacts that cannot be
mitigated by condition in this central urban environment.

6.1.3

The location and design of the scheme mean that the scale is appropriate for the
area, with minimal traffic and environmental health impacts that can also be
controlled and managed through conditions or planning obligations.
Consequently, an EIA is not required for the development under the 2017
Regulations.

6.2
6.2.1

Principle of mixed-use
The site is located within an area (‘Vauxhall north of Kennington Lane’) identified
for regeneration in policy 2.14 (map 2.5) of the London Plan. In accordance with
London Plan Policies 2.9, 2.10, 2.11, 2.12, 2.14, 3.7, 4.3, 4.7, 4.8, this residentialled, mixed use development in the CAZ will regenerate an urban block in a poor
state of repair. The scheme proposes an increase in office floorspace whilst
providing for a mix of uses, including housing, a church, and a flexible
commercial unit, in compliance with the aims of the development plan.

6.3

Office and workspace
Increase in employment floorspace
6.3.1

The development would promote an increased stock of business use across the
borough, in line with Local Plan Policies ED2 and ED3, and London Plan policies
4.2 and 4.3. Local Plan Policy ED2 (b) requires that any loss of a B class use (B8
in this case) should consider redevelopment for Class B1, as is being proposed in
this case. The housing-led mixed-use development in this scheme would
increase the overall B class floorspace in accordance with Local Plan Policy
ED2(c). This increase from 4,611sqm GIA (B1 and B8) to 8,694sqm GIA
represents an 89% increase in employment floorspace.

6.3.2

Local Plan Policy ED3 promotes large offices (more than 1,000sqm) in the CAZ
and in appropriate locations with a high PTAL. Redevelopment of the existing
offices on the site, for a mix of uses, increases the original B1 floorspace in
compliance with the requirements of Policy ED3 (c). As such, the increase in

employment floorspace, and consolidation of the existing Class B1 and B8 uses
into a range of flexible B1 spaces would comply with policy and be appropriate for
the area.

Nature of employment workspace
6.3.3

The scheme has been designed to provide a mix of unit sizes and types to meet
local business needs. These are split into two main types – B1 workspace at
basement and ground floor level, and B1 office space at ground, first, second and
third floors. The spaces are well designed and flexible, and can be subdivided or
expanded through removable partitions, with capped off services provided across
units and floors. A reception area at ground floor level provides a shared space
and activates the ground floor of the square within the site, with other unit
entrances provided along Worgan Street helping to activate this street. The
basement units include double-height voids (internal lightwells) that allow natural
light penetration. The office core into the basement provides convenient access
to cycle storage, showers and toilets for use by the occupants of the business
units. The smaller workspaces at basement and ground level are also linked
within the units with stairs. The general layout, within potential subdivisions, is
shown in Figure 3 below.

Figure 3 - Workspace layout

6.3.4

The spaces have also been design with accessibility in mind with level access at
ground floor level, covered reception access, and a lift access available across all
floors. The promotion of the office uses as an inclusive environment, as per the
requirements of Local Plan Policy Q1, also extend to the potentially selfcontained workspace units that run across the ground and basement floors.
Access is available through lift cores outside of the units themselves, but if lift
access is required within the units, they can be fitted within the internal light-wells
which provide adequate space for adaption.

6.3.5

Local Plan Policy ED2 (d) states that where small business units are provided as
part of a mixed-use scheme, these should incorporate a range of unit sizes and
types to meet local business needs, be well designed and flexible, and be fully
fitted out to turnkey standard. The range of the unit sizes provided, as well as the
flexibility of the space, is wholly supported by this policy. Indeed, the range
proposed in the scheme is extremely positive with spaces to accommodate

individuals and hot-desking, but with the ability to expand up to entire floor plates
of around 2,000sqm (including cores). The first, second, and third floors all
provide more traditional office space with large floor plates, but these have also
been designed with flexibility in mind, allowing subdivision where appropriate.

6.3.6

Local Plan Policy ED2(c) requires mixed-used development to ensure
commercial and residential elements of the development be made available for
occupation at the same time. Local Plan Policy ED2 (d) states that where small
business units are provided as part of a mixed-use scheme, these should be fully
fitted out to turnkey standard. A condition is proposed to ensure the office
accommodation is fitted out to turn-key standard before occupation of more than
50% of the residential units.

6.3.7

Halkin, a serviced office operator developing and delivering spaces for small
businesses as well as more established enterprises, have provided a statement
that sets out its vision for the operation of the office and workspace. Some of the
workspace will be specifically targeted towards small businesses and individuals,
giving a platform for growth and development towards a more mature business.
As SME businesses grow, the operator can assist their development by providing
a collaborative co-working environment and event networking opportunities. This
allows SMEs to staircase into larger premises, or alternative parts of the building.
An example of the model is shown in Figure 4 below.

Figure 4 - Office/workspace management model

6.3.8

As mentioned in the Halkin statement, in providing the flexible office space within
the development, the developer and any workspace operator would invest in high
speed broadband and WIFI across the facility. This aligns with the Mayor’s
aspirations to encourage a connected economy – London Plan Policy 4.11.

6.3.9

The applicant has engaged with Halkin and continues to explore opportunities for
long-term management of the units by a company specialising in the
management of space for small businesses in line with Local Plan Policy ED2 (d).
In order to secure the benefits of the management approach outlined above, the
applicant has agreed to a planning obligation to submit an office and Workspace
Management Plan based on the principles set out in the Design and Access
Statement and the Halkin Statement.

6.3.10 Although no discounted office space is offered, the design of the spaces and their
flexibility will result in low cost employment units being available to workers and
employers.

6.4

Community use
Loss of existing community premises

6.4.1

The existing church on the site is safeguarded under Local Plan Policy S1.
However, Policy S1 (b)(ii) allows for a loss where replacement facilities are
proposed on site of the same or better size and quality to serve the needs of the
area.

6.4.2

Although there is a small loss of floor space for the church, this is acceptable
against Policy S1(b)(ii) as the church has been involved in the design of the reprovision, including an increase in its floorspace to current proposed levels made
by amendment during the course of the application. The space is simple and
functional and it would provide a new facility of better quality to meet the needs of
the current proposed end user (the same church currently on site).

New community facility
6.4.3

The proposed new facility will re-provide the current church on the site in line with
Local Plan Policy S1, albeit at a reduced total floorspace. Policy S1(b)(ii)
safeguards the community use unless it can be demonstrated that replacement
facilities are proposed on site of the same or better size and quality to serve the
needs of the area.

6.4.4

The proposed Class D1 unit is a simple and functional design, developed in
collaboration with the intended end user which is a Methodist church. Located on
the ground floor of Block A, it has access provided directly into the unit from the
square, but away from the residential and office entrances. It allows effective use
of space and flexibility with a large level-access space including the provision of
toilets (including disabled-accessible) and a niche suitable for kitchen services or
tea points, compliant with Local Plan Policy Q1 (Inclusive environments).

6.4.5

The church will be re-provided with 241sqm (GIA) of Class D1 floorspace being
proposed. Although there is a small loss of floorspace for the church of 128sqm
in total, it is considered acceptable against policy S1 (ii) as the church has been
involved in the design of the re-provision and the new facility is of better quality to
meet their needs, as confirmed in their strong letter of support for the
development.

6.4.6

It is also worth noting that, in part due to the poor condition of the current
facilities, the full floorspace has not actually been actively used as a Class D1
church for some time. The area currently used for services equates to
approximately 102sqm (GIA) with the remainder being used for storage for
carnival paraphernalia. When compared with this “active” floorspace, the reprovision would in fact offer an increase of usable floorspace for the community
use of 139sqm.

6.4.7

Local Plan Policy S2 (a) requires new or improved community facilities to be
appropriate for their intended use and accessible to the community. As outlined
above, the accessible unit has been designed in collaboration with the intended
end user. The policy also requires the proposal, including its hours of operation,
to not unacceptably harm the amenities of the area through noise, disturbance,
traffic generation, congestion, local parking or negative impacts on road safety.

The church replaces a church already on site so the impacts are expected to be
comparable to historical impacts on the site.

6.4.8

However, given the period of low-intensity use, and the relocation of the use
within the site, it would be appropriate in this instance to put controls in place to
ensure any future community use has appropriate management to prevent and
mitigate any harm that may arise. This can be secured by a condition requiring
the approval of a Community Use Plan outlining the nature of the D1 use,
operational hours, numbers of staff and visitors, and a description of how
activities will be managed to minimise an impacts on the area (condition 20).

6.4.9

Also in line with requirements of Policy S2 (a), buildings and facilities have been
designed to be flexible, adaptable and sited to maximise shared community use
of premises, being located on the edge of the Vauxhall Gardens Estate. To
promote shared community use, the Community Use Plan will also secure details
of the provision of community access to and use of the proposed Class D1
space, and a fee strategy for community access to the proposed Class D1 space.

6.5
6.5.1

Flexible use
The proposed flexible use covers three use classes – either Class B1 workspace,
a Class A1 shop or a Class A3 café. Granting permission for a flexible use will
allow changes between the classes for a period of 10 years – permitted by Class
V of Part 3 of the Town and Country Planning (General Permitted Development)
Order 2015.

6.5.2

Local Plan Policy PN2 states that a new district centre will be created at Vauxhall.
The Council will promote the new district centre which will increase the vitality of
the area and form a growth pole in keeping with the CAZ designation; creating
opportunities for affordable retail and focusing active-frontage uses to support the
district centre and underpin its viability. Paragraph 6.25 of the Local Plan states
that in the CAZ, proposals for retail should be focussed in the identified CAZ
frontages. However, such proposals will be acceptable elsewhere in the CAZ
without the need for a sequential test, provided that any impact on the identified
CAZ frontages is carefully considered first.

6.5.3

The retail or café elements proposed (Class A1 and A3 respectively) are unlikely
to have a significant impact on the CAZ frontage further to the west. The size of
the unit, at 49sqm, will most likely serve local workers or residents in the
immediate vicinity, and is not of a scale to sufficiently compete with or undermine
the CAZ frontage. The range of uses proposed within the units is therefore
acceptable in policy terms.

6.5.4

One area with potential impact is the fume extraction system required for any
Class A3 use. Again, the size of the unit will be unlikely to provide a significant
scale of cooking so any Class A3 use is more likely to be a café. Nonetheless, in
order to ensure appropriate appearance of any systems, and that no nuisance is
caused to adjoining occupiers or the wider area – an issue raised by the council’s
food safety team, in line with Local Plan Policies Q2, Q7 and ED7, a condition is
proposed preventing any Class A3 use from commencing until details of fume
extraction have been approved.

6.6

Housing
Principle of housing and density

6.6.1

London Plan Policy 3.4 (Optimising Housing Potential), supported by Local Plan
policy H1 (Maximising housing growth), seek to optimise development densities
based on local context, character and accessibility. In addition, Local Plan Policy
D1 seeks to maximise the use of previously developed land and vacant buildings
in fully exploring regeneration opportunities, as is the case in this application.

6.6.2

The site has a PTAL of 6a (Highly accessible). For the purposes of considering
density, the scheme falls within the ‘central’ area with a guideline density range of
650-1100 habitable rooms per hectare (hr/ha) (Table 3.2 of the London Plan).
The site proposal falls in this range with a residential density of 1,013hr/ha.

Housing mix in the development
6.6.3

London Plan Policy 3.11 gives priority to family sized housing in the affordable
tenure and Lambeth Local Plan Policy H4 suggests that for new housing, a
balanced mix, including family housing, should be provided for market housing.

Affordable housing should reflect a mix not more than 20% 1 bed, 20-50% 2 bed
and 40% 3 bed units.

6.6.4

The mix proposed complies with policy and provides a mix of housing, with a
focus on 2 bed units, as shown in Table 1 below. The emphasis on 2 and 3 bed
units for the affordable housing is particularly positive and meets local housing
needs.

Tenure

1 bed

2 bed

3 bed

Total

% of total

Market

46

55

9

110

69%

% Mix (market)

42%

50%

8%

100%

Affordable
Housing –
Affordable Rent

4

15

17

36

23%

Affordable
Housing – Shared
Ownership

6

7

1

14

9%

% Mix (affordable)

20%

44%

36%

100%

Total units

56

77

27

160

% Mix (total)

35%

48%

17%

100%

Table 1 - Housing mix

Affordable Housing tenure and viability
6.6.5

London Plan Policy 3.13 and Local Plan Policy H2 require affordable housing for
schemes of 10 or more units, with a mix of tenures being required in the interests
of balanced and mixed communities. The Local Plan states that the maximum
viable amount of affordable housing should be sought with at least 40% in the
case of no grant funding (as is the case with this scheme). Policy H2 requires
70% of the affordable housing to be affordable and social rent, with 30% being
intermediate (shared ownership).

6.6.6

The scheme proposes a total of 35% affordable housing by habitable room, or
31% by unit, as set out in Table 2 below. The affordable housing tenure is split
between 72% affordable rent and 28% intermediate homes, in line with the
requirements of Policy H2.

Tenure

Total units

% of total

Private flats

110

68.8%

Affordable rent

36

22.5%

Shared ownership

14

8.8%

Table 2 - Percentage tenure mix

6.6.7

The Lambeth Development Viability SPD supports the approach taken in the
Mayor’s Affordable Housing & Viability SPG that no viability assessment will be
required for schemes that can provide 35% affordable housing by habitable room
– the Mayor’s Fast Track Scheme. This is subject to meeting other requirements
including a policy compliant tenure split and appropriate housing mix. As the
scheme meets these requirements, the Council has not required a viability
appraisal, in line with the Mayor’s Fast Track Scheme.

6.6.8

However certain provisions are required (that will be secured via s.106 legal
agreement) in the event that the scheme is not built out within a specified time
period in line with the requirement to ensure the scheme is implemented speedily
and if the agreed level of progress is not made within 2 years that the developer
must then submit a full financial viability appraisal, and may be liable to provide
additional affordable housing or a payment-in-lieu.

6.6.9

The applicants have been in detailed discussions with the Council’s appointed
surveyors, BNPP, to agree a benchmark land value and procedures for
monitoring the build period and completion dates. A benchmark land value of
£9.84m, as indicated in the BPS report dated December 2017, has been
accepted by the applicant for the purposes of the s.106 legal agreement.
Procedures for monitoring the build period and completion dates will be secured
in the agreement.

Rents and affordability
6.6.10 Table 3 below provides a breakdown of the 36 affordable/social rented units
proposed at target rents.

Bedrooms

No. of units

% of social
rent

Rent pw
(Gross)

% of
market rent

Market
rent pw

1

4

11%

£204

45%

£450

2

15

42%

£265

48%

£550

3

17

47%

£161

25%

£650

Total

36

Table 3 - Breakdown of Social Rented (at Target Rents)

6.6.11 The Boroughs greatest need is for large family homes for rent, and this proposal
complies with the Housing Department’s Tenancy Strategy requirements that 3
bed rents should be target / social rents and 1 and 2 bedroom units should be at
blended rents and within LHA levels. These rents would be secured via s106
legal agreement.

6.7

Quality of residential accommodation
Unit sizes, design and layout

6.7.1

Policy 3.5 of the London Plan promotes high quality design of housing
development that takes into account its physical context, local character, density,
tenure and land use mix and relationship with, and provision for public, communal
and open spaces taking into account the needs of children and older people.

6.7.2

New development should conform to the minimum space standards set out in the
National Technical Housing Standards as shown in Table 4 (Table 3.3 of the
London Plan) below.

Table 4 - Percentage tenure mix

6.7.3

Local Plan Policy Q1 further promotes inclusive environments, which is echoed
within the London Plan. Under the London Plan, development should, amongst
other things, enable people to live healthy active lives as per Policy 7.1, and be
inclusive including addressing the specific needs of older and disabled people as
per Policy 7.2.

6.7.4

Within the proposed development, the units would have GIA’s of between 39sqm
for the smallest 1-bedroom 1 person unit and 108sq.m for the largest 3-bedroom
5 person unit. All of the proposed units would meet the National Technical
Housing Standards in terms of overall size and bedroom size.

6.7.5

All of the units would also meet the requirements outlined in the Housing SPG in
relation to amenity space quantum and minimum dimensions. The number of
dwellings accessed from a single core does not exceed six and all units would
achieve a minimum 2.6 metre floor to ceiling heights to help promote natural
ventilation, with all habitable rooms also having access to full height windows.

6.7.6

Under the new National Technical Standards, London Plan Policy 3.8 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)).

6.7.7

The proposal provides 10% (16) wheelchair units to an adaptable standard, as
shown in Figure 10 below, distributed through all tenures and levels of the
development including provision in the affordable units in accordance with Part
M4 (3). This provision will be secured through an appropriate condition. The rest
of the affordable housing and market housing has been designed to meet Part
M4 (2) ‘Wheelchair User Dwelling’ as confirmed in the Design and Access
Statement. The scheme is therefore considered to accord with London Plan
Policy 3.12 which states that negotiating affordable housing should have regard
to the particular needs and circumstances within a location.

Figure 10 – location of 16 wheelchair adaptable units and layout example

6.7.8

Local Plan Policy H5 further outlines that proposals for new residential
redevelopment should accord with the principles of good design and will be
expected to provide:


Dual-aspect accommodation, unless exceptional circumstances are
demonstrated; and



Require for new flatted developments, communal amenity space of at least
50m2 per scheme should be provided, plus a further 10m2 per flat provided

either as a balcony/terrace/private garden or consolidated with the communal
amenity space. Communal amenity space should:

6.7.9



receive natural light;



be screened from parking areas;



be easily accessible to all occupants

For developments of 10 or more units with at least one family-sized dwelling,
children’s play space should be provided where appropriate to at least the levels
set out in the London Plan Supplementary Planning Guidance ‘Shaping
Neighbourhoods: Play and Informal Recreation’. In exceptional circumstances
off-site provision may be acceptable.

6.7.10 All of the proposed 3-bedroom units would be dual aspect and there are no single
aspect units which are north facing, have 3 or more bedrooms, or are exposed to
a particularly poor external noise environment. All the single aspect units
proposed would be south facing and limited to 1-bedroom (17%) or 2-bedroom
(83%) units. These would all benefit from full height/full width glazing, taller than
usual clear internal height and well-proportioned layout to allow natural sunlight,
ventilation and views out.

Private/communal amenity space and child play space provision
6.7.11 Each residential unit would be provided with external amenity space in the form
of recessed balconies, which operate with a single glazed screen that can be
folded open and closed to allow for year round use.

6.7.12 Policy 3.6 of the London Plan seeks to ensure that development proposals
include suitable provision for play and recreation, with further detail in the Mayor’s
supplementary planning guidance ‘Shaping Neighbourhoods: Play and Informal
Recreation’, which sets a benchmark of 10sq.m of useable child play space to be
provided per child, with under-fives play space provided on-site as a minimum.

6.7.13 According to the GLA play space calculator, the child yield is expected to be 60,
with 27 under-fives, requiring 270sq.m of play space as a minimum and 600sqm
overall for the development. A total of 150sq.m of under-fives external play space

is proposed at podium level, with illustrative proposals included. Although this is
below the minimum requirement, the proposal also includes a similarly sized area
of external residential amenity space at podium level, as well as generous areas
of new public open space at ground floor level.

6.7.14 The application also includes a detailed play space assessment, which identifies
considerable play provision within easy access of the site, with Pedlars Park,
Glasshouse Walk Playground, Black Prince Road and Playground, and Vauxhall
Pleasure Gardens all less than a minute’s walk away. The on-site provision of
play space on the site is therefore acceptable. In order to address the shortfall in
overall play-space, a financial contribution towards providing improved play
space near to the site would be secured by s.106 legal agreement.

Daylight, sunlight, privacy and aspect
6.7.15 Each apartment would have adequate light and ventilation and the proposal
would provide a good level of aspect for all future residents with appropriate
setbacks from the boundaries of the site and spacing in front of proposed
windows being provided. An internal daylight and sunlight assessment has been
provided with the application, as part of the Daylight and Sunlight Analysis report
undertaken by Point 2 Surveyors, to assess the quality of daylight and sunlight
into the new residential units. The report concludes that the scheme
demonstrates a full compliance with BRE Guidance in terms of internal daylight
amenity. The scheme has been designed well to allow good levels of daylight to
penetrate into the proposed units and distribute throughout the rooms efficiently –
especially in consideration of the site being located in an urban area.

6.7.16 Standard 5.1.1 of the Mayor’s Housing Design Guide states that habitable rooms
should be provided with suitable privacy. 18-21m is indicated as a suitable
minimum distance between facing habitable rooms, although the standard notes
that “adhering rigidly to these measures can limit the variety of urban spaces and
housing types in the city and can sometimes unnecessarily restrict density”. The
application includes a full analysis of separation distances on this spatially
constrained site. A separation distance of 18 metres is achieved between the 3
blocks, which will allow for privacy in line with standards in the Mayor’s Housing
SPG.

6.7.17 With respect to the possible implications on amenity by way of overlooking and
impact on privacy to existing neighbouring occupiers, this has been addressed
through the careful positioning of windows and balconies to minimise the
potential for overlooking. The development has been designed to ensure that
privacy is maintained where the separation distances fall short of the 18m. The
windows and balconies within the 3 blocks are appropriately located and
designed to ensure no undue overlooking or loss of privacy to either Jameson or
Kennedy House, located approximately 9m and 10m respectively, to the south or
Arne House, located between 10.4m and 24m, to the east.

6.7.18 Similarly, at its closest point to the rear of the nearest neighbouring residential
properties in 79 Vauxhall Walk, located between 6.5m and 8.5m away to the
west, the western elevation of Block C incorporates directional glass to prevent
any undue overlooking between the proposed office and residential uses on the
second and third floors, as well as overlooking of the existing commercial uses to
the west and residential properties neighbouring the site. The visibility through
the directional glass would be opaque (1.4m from finished floor level) when future
occupants of the proposed residential units look down onto 79 Vauxhall Walk.
There would only be visibility when the occupants look up away from the
neighbouring buildings. Fins would also be incorporated at the edge of the
balcony areas and spaced apart so that there are gaps between the fins to allow
clear views through from certain angles and for air flow onto the proposed
balconies. The fins would be angled so that the clear views are directed away
from the neighbouring buildings’ windows to ensure no undue overlooking or loss
of privacy.

6.8
6.8.1

Design, Conservation and Heritage
The NPPF attaches great importance to the design of the built environment.
Paragraph 17 gives 17 core planning principles. One of these principles is
‘always seek to secure high quality design and a good standard of amenity for all
existing and future occupants of land and buildings’. Paragraph 56 states that
‘The Government attaches great importance to the design of the built
environment. Good design is a key aspect of sustainable development, is
indivisible from good planning, and should contribute positively to making places
better for people’.

6.8.2

Paragraph 58 identifies 6 points that decisions should aim to ensure in all
development. These include, adding to the overall quality of the area,
establishing a strong sense of place, responding to local character and being
visually attractive. Paragraph 59 states that local planning authorities should
consider using design codes where they could help deliver high quality outcomes.
Paragraph 61 highlights the importance of the visual appearance and architecture
but also addresses the importance of connections between people and places
and the natural, built and historic environment.

6.8.3

Paragraph 63 places weight on outstanding or innovative design. Paragraph 69
seeks to promote safe and accessible developments, containing clear and legible
pedestrian routes, and high quality public space, which encourage the active and
continual use of public areas. The NPPF also refers to heritage assets in
paragraph 133 which states that where a development will lead to substantial
harm to a heritage asset it should be refused unless it can be demonstrated that
the substantial harm is necessary to achieve substantial public benefits which
outweigh that harm or loss. Paragraph 134 states that a less than substantial
harm to the significance of heritage assets should be weighed against the public
benefits of the proposal.

6.8.4

Policies 7.4 and 7.6 of the London Plan state that new development should be
complementary to the established local character and that architecture should
make a positive contribution and have a design which is appropriate to its
context.

6.8.5

This section of the report considers design and conservation (heritage) matters
arising from the proposed development. It is set out under the following subheadings:

a) Demolition
b) Design, layout and scale;
c) Public realm and landscaping;
d) Impact on heritage assets; and
e) Strategic and Local Views.

6.8.6

The Council’s Design and Conservation Team’s comments have been
incorporated into this section of the report.

Demolition
6.8.7

The site comprises a series of C20th mostly vacant and derelict buildings, part of
a former bed manufacturing site, located at the rear of buildings fronting Vauxhall
Walk and fronting Worgan Street and Jonathan Street. The mostly 3 to 4 storey
19th Century former commercial / industrial premises to the west (fronting
Vauxhall Walk) are within the Albert Embankment Conservation Area which has
been identified as being sensitive to tall buildings in the Vauxhall SPD. Nearby is
the Spring Mews student block which is 8 storeys and beyond to the west is the
Albert Embankment tall building cluster.

6.8.8

To the immediate east are Jonathan House and Arne House (5 storey, inter-war
walk-up flats) which form part of the Vauxhall Garden Estate Conservation Area.
The Kennington Conservation Area is further north east. To the north, across
Jonathan Street are Hayman Point and Coverley Point - 13 storey residential
towers set in a soft landscaped urban block. A little distance to the south is the
Vauxhall Conservation Area which includes Vauxhall Pleasure Gardens.

6.8.9

The existing buildings on the site, (both within and outside the conservation area)
are not of architectural or historic interest. As such, no objection is raised to their
demolition and the proposed redevelopment of the site.

Design, layout and scale
6.8.10 The site is located close to but outside the boundary of the Vauxhall SPD Area
which has numerous tall buildings (c90m / 30 storeys) both completed and under
construction. The building heights of the proposal are not tall in this context
(c17m / 4 storeys (Podium) / c38m / 10 storeys (Block A) and c50m / 14 storeys
(Blocks B and C)) and might be best called mid-rise. They mediate between the
tall buildings along Albert Embankment and the established low rise (4/5 storeys)
development further inland to the east. In this regard, the proposal would meet
the SPD aspirations for building heights stepping down from the tallest on Albert
Embankment. The height context already has mid-rise blocks too with Hayman
Point and Coverley Point (each at 13 storeys) to the immediate north. No
objection is therefore raised to the proposed height of the development.

6.8.11 The 4 storey podium block fronting onto Worgan Street would have a building line
largely the same as the existing and set slightly further back to create a
consistent pavement depth. The height and width of the podium block is
comparable to the previous manufacturing structures on the site and that of the
surrounding early 20th century housing blocks. Along Worgan Street, the 4 storey
element would be viewed as a continuation of the neighbouring 5 storey
residential block. The building does not appear oppressive due to the two double
storey entrances with double height glazing above which break the building
frontage up. The Podium is acceptable in terms of its bulk, scale and mass.

6.8.12 The podium has an industrial character that references the historic use of the site
and that of the buildings fronting Vauxhall Walk and a horizontal emphasis which
references the adjoining residential and industrial architecture. The punched
openings, the use of facing brick, structural metal bracing and saw-tooth lanterns
add to the industrial aesthetic and provides a good response to its context.

6.8.13 Blocks A (10 storeys) and B (14 storeys) are set back from Worgan Street
towards Vauxhall Walk and Block C (14 storeys) acts as a marker on the junction
of Jonathan Street. The height of Blocks A and B will not be fully appreciated
from Worgan Street and that immediate vicinity because of the narrowness of the
streets. However, they will be visible in views from the west along Tinworth Street
and from Vauxhall Walk. Block C will be fully visible along Worgan Street,
Jonathan Street and the northern section of Vauxhall Walk.

6.8.14 The 3 blocks on the podium would have a similar industrial aesthetic but this is
handled in a slightly lighter manner so that there is a good ratio of wall to window.
The top of each block is pitched referencing the saw-tooth roofline of industrial
buildings and integrates the plant and lift over runs, which will not be visible from
the street or wider views of the building.

6.8.15 Overall, the massing arrangement of 3 distinct residential blocks above a 4-storey
podium creates an efficient core to unit ratio with no more than 6 units per core,
and a good proportion of dual aspect units. The form and massing of the
development is considered acceptable and introduces a defined shoulder height
of 4 commercial storeys, which is broadly consistent with the scale of surrounding
development. In the wider context, the height of the proposed 3 blocks stepping
up from 10 storeys at the southern end of the site, to 14 storeys to the north,

adjacent to the 13 storey blocks of Hayman’s Point, mediates between the lower
rise areas to the east, and the emerging cluster of tall buildings of over 20 storeys
along the Albert Embankment.

6.8.16 The architectural response proposed draws on the character and proportions of
the industrial heritage of the area, resulting in a distinctive appearance, which is
supported. The use of high quality brickwork, multi-paned, recessed metal
windows and saw-tooth roofs creates a calm and restrained industrial style
building positively contributes to its context skyline. The development would
therefore respect the character, context and the form and scale of neighbouring
buildings and would sit comfortably within the street scene and surrounding area.

Public realm and landscaping
6.8.17 The proposed internal courtyard accessed from the south, west and east provides
much-needed amenity space within the site and integrates it into the
neighbourhood. The design principles underpinning the application, including new
public pedestrian routes through the site, new areas of public realm, much
improved definition to the urban block, and the widening of the currently narrow
footway on Worgan Street, are strongly supported.

6.8.18 The inclusion of a basement level containing most servicing allows the
development to achieve very good levels of active frontage on surrounding
streets and the proposed public courtyard spaces, will serve both the commercial
and residential users of the site with 3 residential entrance cores located at the
base of each block. Splayed openings provide high visibility to the courtyards
from surrounding streets, encouraging pedestrians to enter the site from the north
and east; and for intended links to the west and south through the existing
developments to Vauxhall Walk.

6.8.19 The landscape drawings provided suggest a high quality and consistent
sequence of new public spaces, including planting, seating and amenity areas.
Shared private external residential amenity space is also provided at fourth floor
podium level, including play space, with access from all 3 cores, which is
welcome. Details of all areas of hard and soft landscaping within the development
are to be secured by condition in any permission granted to ensure that they are
robust and fit for purpose.

6.8.20 The applicant’s aspiration to allow the ground floor courtyard space to be
publically accessible during the day is supported. Given the courtyard contains
the residential entrances to the proposed blocks, gates are intended to be
installed at its entrances that would be locked after dark making it private and
reducing the possibility of anti-social behaviour within this area that could disturb
future residents of the development. Conditions requiring full details of the gates
and intended opening times would be attached to any permission granted.

Impact on heritage assets
Legislative framework and national policy considerations
6.8.21 This section sets out the legislative and national policy context for the officer
assessment of the impact of the development proposal on the historic
environment and its heritage assets.

Legislative framework
The following legal commentary is provided:

6.8.22 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990
(“PLBCAA”) provides that in considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning
authority shall have special regard to the desirability of preserving the building or
its setting or any features of special architectural or historic interest which it
possesses.

6.8.23 Section 72(1) PLBCAA provides that in the exercise, with respect to any buildings
or other land in a conservation area, of any functions under or by virtue of
(amongst others) the planning Acts, special attention shall be paid to the
desirability of preserving or enhancing the character or appearance of the
conservation area.

6.8.24 The South Lakeland District Council v Secretary of State for the Environment
case and the Barnwell Manor case (East Northamptonshire DC v SSCLG)
establish that “preserving” in both s.66 and s.72 means “doing no harm’.

National Planning Policy Framework
6.8.25 Paragraph 17 of the NPPF sets out 12 “core planning principles” that should
underpin both plan-making and decision-taking. Those principles include the
following:
“Planning should always seek to secure high quality design and should conserve
heritage assets in a manner appropriate to their significance so that they can be
enjoyed for their contribution to the quality of life of this and future generations”.
6.8.26 The NPPF defines a “heritage asset” as:
“A building, monument, site place, area or landscape identified as having a
degree of significance meriting consideration in planning decisions, because of its
heritage interest”.

6.8.27 The definition includes both designated heritage assets (of which, a Listed
Building and a Conservation Area are relevant here) and assets identified by the
Local Planning Authority (including local listing).
6.8.28 “Significance” is defined within the NPPF as being:
“The value of a heritage asset to this and future generations because of its
heritage interest. That interest may be archaeological, architectural, artistic or
historic. Significance derives from a heritage asset’s physical presence, but also
from its setting”.

6.8.29 Paragraph 129 of the NPPF requires local planning authorities to identify and
assess the particular significance of any heritage asset that may be affected by a
proposal (including by development affecting its setting), taking account of the
available evidence and any necessary expertise. That assessment should then
be taken into account when considering the impact of the proposal on the
heritage asset, to avoid or minimise conflict between the heritage asset’s
conservation and any aspect of the proposal.

6.8.30 Paragraphs 131 and 132 of the NPPF provide as follows:

“131. In determining planning applications, local planning authorities should take
account of: the desirability of sustaining and enhancing the significance of
heritage assets and putting them to viable uses consistent with their
conservation; the positive contribution that conservation of heritage assets can
make to sustainable communities including their economic vitality; and the
desirability of new development making a positive contribution to local character
and distinctiveness.

132. When considering the impact of a proposed development on the significance
of a designated heritage asset, great weight should be given to the asset’s
conservation. The more important the asset, the greater the weight should be.
Significance can be harmed or lost through alteration or destruction of the
heritage asset or development within its setting. As heritage assets are
irreplaceable, any harm or loss should require clear and convincing justification.
Substantial harm to or loss of a grade II listed building, park or garden should be
exceptional…”

6.8.31 Paragraph 133 of the NPPF deals with substantial harm to, or total loss of
significance of significance, of a designated heritage asset. Paragraph 134 of the
NPPF provides that where a development proposal will lead to less than
substantial harm to the significance of the designated heritage asset, this harm
should be weighed against the public benefits of the proposal, including securing
its optimum viable use.

6.8.32 Officers also have regard to the accompanying Planning Practice Guidance to the
NPPF in respect of conserving and enhancing the historic environment.

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

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

6.8.35 However, where the decision-maker concludes that there would be some harm to
the heritage asset, in deciding whether that harm would be outweighed by the
advantages of the proposed development the decision-maker is not free to give
the harm such weight as the decision-maker thinks appropriate. Rather, Barnwell
Manor establishes that a finding of harm to a heritage asset is a consideration to
which the decision-maker must give considerable importance and weight in
carrying out the balancing exercise.
6.8.36 There is therefore a “strong presumption” against granting planning permission
for development which would harm a heritage asset. In the Forge Field case, the
High Court explained that the presumption is a statutory one. It is not irrefutable.
It can be outweighed by material considerations powerful enough to do so.
However, a Local Planning Authority can only properly strike the balance
between harm to a heritage asset on the one hand, planning benefits on the other
if it is conscious of the statutory presumption in favour of preservation, and if it
demonstrably applies that presumption to the proposal it is considering.

6.8.37 The case law also establishes that even where the harm identified is less than
substantial (i.e. falls within paragraph 134 of the NPPF), that harm must still be
given considerable importance and weight.

6.8.38 Where more than one heritage asset would be harmed by the proposed
development, the decision-maker also needs to ensure that when the balancing
exercise is undertaken, the cumulative effect of those several harms to individual
assets is properly considered. The decision-maker might for example conclude
that there are adverse impacts on heritage features, which individually and
cumulatively result in less than substantial harm. However, less than substantial
harm does not mean insignificant harm. Considerable importance and weight
must be attached to each of the harms identified and to their cumulative effect.

6.8.39 What follows is an officer assessment of the extent of harm which would result
from the proposed development to the scoped heritage assets provided by the
applicant as part of its submission. Both an individual assessment against each

heritage asset as well a cumulative assessment is provided. This is then followed
by an assessment of the heritage benefits of the proposals.

6.8.40 Officers have carried out an assessment of the significance required by
paragraph 129 of the NPPF. In these circumstances, the table below (taken from
British Standard document BS7913-2013) is useful in terms of assessing impact:

Figure 11: Magnitude of impact plotted against value.

Designated Heritage Assets

Westminster World Heritage Site
6.8.41 There will be no impact due to the distance between the WHS and the proposal
site and the intervening tall building development.

Statutory Listed Buildings
6.8.42 As per the NPPF and LLP Policy Q20, development should conserve and not
harm the significance/special interest of statutory listed buildings and should not
harm the significance of their setting (including views to and from). The applicant
has provided a detailed analysis of the impacts on statutory listed buildings within
the context of the site. This has been scrutinised by the Council’s Design and
Conservation Team who agree with their findings. Table 5 below sets out the full
consideration of the impacts considered:

Building

Assessment

Applicant

Officer

Conclusion

Conclusion

Negligible

No impact

Officers Assessment

Church of

There is likely to be

St Peters

some visibility of the

narrowness of the

Kennington

development within

street, and the

Lane

the locality of the

location of the

Church, however

development site in

there is likely to be

relation to the

very limited or no

church; the church is

direct visibility of the

not seen within the

in relation to the

context of the site.

Grade II*

Given the

Church. It is unlikely
to affect the
immediate setting of
the Church and
would not alter the
general character of
its existing wider
setting.
Former St

There is likely to be

Peters

some visibility of the

of the site along St

School

site in views along St

Oswalds Place

Kennington

Oswald’s Place. It

would be seen within

Lane

would be limited and

the context of the

distant. The tops of

existing and

the blocks would be

emerging Albert

seen within the listed

Embankment tall

building’s wider

building cluster.

Grade II*

Negligible

No impact

The limited visibility

setting which already
includes a range of
building types and
scales.
St Peters

There is likely to be

Vicarage

some visibility of the

of the site along St

St Oswalds

site in relation to the

Oswalds Place

Place

Vicarage in views

would be seen within

along St Oswald’s

the context of the

Place. However it

existing and

would be limited and

emerging Albert

distant. The tops of

Embankment tall

Grade II

Negligible

No Impact

The limited visibility

the blocks would be

building cluster.

seen within the listed
building’s wider
setting which already
includes a range of
building types and
scales.
Herbert

There is likely to be

House

some visibility of the

of the site along St

St Oswalds

site within the locality

Oswalds Place

of Herbert House,

would be seen within

however there is

the context of the

likely to be very

existing and

limited or no direct

emerging Albert

visibility. The mixed

Embankment tall

character of its wider

building cluster.

Grade II

Negligible

No Impact

The limited visibility

setting already
includes a range of
building types and
scales.
337

The south side of

Kennington

Kennington Lane

listed building within

Lane

forms its primary

the context of the

setting, and the

site.

Grade II

Negligible

No Impact

You do not view the

distance of the site it
is unlikely that the
site will be seen from
or in relation to the
setting of this
building.

Roman

Due to its location

Negligible

No Impact

You do not view the

Catholic

opposite to the north,

listed building within

Church of

and the distance of

the context of the

St Anne

the site, it is unlikely

site.

Kennington

that the site will be

Lane

seen from or in
relation to the setting

Grade II

of this building.

St Annes

Due to its location

House

opposite to the north,

Negligible

No Impact

You do not view the
listed building within

Kennington

and the distance of

the context of the

Lane

the site, it is unlikely

site.

that the site will be
Grade II

seen from or in
relation to the setting
of this building.

365 & 367

Due to its location

Kennington

opposite to the north,

listed building within

Lane

and the distance of

the context of the

the site, it is unlikely

site.

Grade II

Negligible

No Impact

You do not view the

that the site will be
seen from or in
relation to the setting
of this building.

Southbank

Due to the

Negligible

No Impact

The site will not be

House

narrowness of Black

seen within the

Black

Prince Road and the

setting of the listed

Prince

separation of the

building.

Road

streetscape by the
rail viaduct in its

Grade II

immediate setting, it
is unlikely that the
site would be visible
from within its close
setting.

Western

Due to the

block of

orientation of Black

of the site within the

No.39

Prince Road, the

context of the listed

Black

distance to the site

building would be

Prince

and existing

viewed in the context

Road

residential blocks in

of the existing and

(Former

the vicinity, there is

emerging Albert

Beaufoy

unlikely to be any

Embankment tall

Institute)

direct visibility

building cluster and

between the listed

Haymans and

building and the site

Coverley Point.

and there is likely to
be very limited or no
visibility of the site
from its setting.

Negligible

No Impact

Any limited visibility

Day

As for the

Hospital St

neighbouring Former

of the site within the

Thomas’

Beaufoy Institute,

context of the listed

Children’s

there is unlikely to be

building would be

Department

any direct visibility

viewed in the context

between the listed

of the existing and

Black

building and the site

emerging Albert

Prince

and there is likely to

Embankment tall

Road

be very limited or no

building cluster and

visibility of the site

Haymans and

Grade II

from its setting.

Coverley Point.

Woodstock

Due to the

Court

orientation of Black

of the site within the

Newburn

Prince Road, there is

context of the listed

Street

unlikely to be any

building would be

visibility of the site

viewed in the context

when looking across

of the existing and

Woodstock Court

emerging Albert

from that street.

Embankment tall

There is likely to be

building cluster and

some visibility from

Haymans and

within its setting to

Coverley Point.

Grade II*

Negligible

Negligible

No Impact

No Impact

Any limited visibility

Any limited visibility

the south on Sancroft
Street, however it is
likely to be very
limited and fleeting.
Newquay

The same as for

House

Woodstock Court

Negligible

No Impact

Any limited visibility
of the site within the

Newburn

context of the listed

Street

building would be
viewed in the context

Grade II

of the existing and
emerging Albert
Embankment tall
building cluster.

Kennington

The same as for

Palace
Court

Woodstock Court

Negligible

No Impact

Any limited visibility
of the site within the
context of the listed
building would be
viewed in the context

Sandcroft
Street

of the existing and
emerging Albert
Embankment tall

Grade II

building cluster.
49 and 51

There would be

Sancroft

some visibility of the

of the site within the

Street

top of the northerly
block (C) due to the

context of the listed
building would be

orientation of the
street. However very

viewed in the context
of the existing and

little of it would be
seen, it would be

emerging Albert
Embankment tall

screened by street

building cluster.

Grade II

Negligible

No Impact

Any limited visibility

trees in most places
and would appear in
relation to existing
tall building tops
beyond on the Albert
Embankment.
1-32, 45-

Due to the

Negligible

51, 2-16,
54-84, 86

orientation of
Cardigan Street, it is

of the site within the
context of the listed

and 88,

unlikely that the site

building would be

Cardigan
Street

will be seen in
relation to or from

viewed in the context
of the existing and

Grade II

close to the listed
buildings on this

emerging Albert
Embankment tall

street.

building cluster.
No Impact

Any limited visibility

231245,Kennin

Due to the distance
of the site, its scale,

gton Lane

and townscape in
between, it is unlikely

context of the listed
building would be

that the site will be
seen in relation to or

viewed in the context
of the existing and

from the close setting

emerging Albert

of these listed
buildings.

Embankment tall
building cluster.

Grade II

Negligible

No Impact

Any limited visibility
of the site within the

Officers

Parts of the blocks

Mess and
Commanda

will be glimpsed
between the

nts House

residential towers on
Albert Embankment

Negligible

No Impact

The site is not seen
within the setting of
the listed building.

and will contribute to
Tate
Gallery

Millbank
Tower

the visual character
of the eastbank. The
site would have very
little visibility beyond
the River frontage
and would not alter
the overall character
of the east bank and
how it appears from
within the setting of
the listed building.

Table 5 – Impact on statutory listed buildings

6.8.43 The nearest listed building is approximately 200 metres from the site. The
proposal will not harm the setting of any statutory listed buildings and any impact
would be negligible.

Conservation Areas
Albert Embankment Conservation Area
6.8.44 The site sits partly within the conservation area which largely runs along
Lambeth’s River Thames frontage from the borough boundary at Nine Elms to
Westminster Bridge. In the immediate locality of the site, the conservation area is
characterised by the Victoria railway viaduct and surviving elements of the 19th
century industrial development which are all largely constructed in brick. This 19th
Century industrial character is important.

6.8.45 As stated above, the proposal would be constructed in brick and with an industrial
character it provides a correct, contextual response to the locality. Whilst the top
of the blocks will be visible in views eats along Tinworth Street, the impact is not
a harmful one. Indeed the design reinforces the industrial character. There is
clearly a change to the setting of the conservation area but the design quality is

high and contextual. The proposal would preserve the character and setting of
the Albert Embankment Conservation Area.

Vauxhall Gardens Estate Conservation Area
6.8.46 This conservation area is located to the east and is a large inter-war estate of
walk-up blocks and amenity spaces. The architectural character is a sort-of
streamlined Neo-Georgian and the buildings are all in brick. The proposal’s linear
podium reinforces the strong parapet line and massing of the 1930’s blocks
across Worgan Street. This is a contextual response to the character of the
conservation area. Looking west from the conservation area, modern and tall
development is already characterful of its setting. Blocks A, B and C will reinforce
this existing varied character. Whilst the scheme will be visible from the
conservation area it will cause no harm to its setting of the Vauxhall Gardens
Estate Conservation Area.

Vauxhall Conservation Area
6.8.47 This conservation area covers a substantial area which stretches from Vauxhall
Pleasure Gardens to South Lambeth Road and Kennington Oval and has a 19th
century mixed urban character. In views across Vauxhall Pleasure Gardens, the
proposed Blocks A, B, and C will be visible in views north across Vauxhall
Gardens and the side street leading from Kennington Lane northwards (Tyers
Street, Auckland Street etc.). However, in these views the proposed Blocks A, B
and C sit within the wider context of taller buildings in the background of varying
scale. The use of brick also helps to anchor them into their historic urban context.
The proposal will not harm the setting of the Vauxhall Conservation Area.

Kennington Conservation Area
6.8.48 This conservation area is located further east of the site and is characterised by
smart terraced housing dating from the 18th century onwards. The brick forms of
Blocks A, B and C will be visible in the distance from locations along the western
side of the conservation area. In these views they are seen in the foreground of
the existing Albert Embankment tall building cluster and Heyman and Coverley

Point. The addition of these relatively small brick forms in these views will cause
no harm to the setting of the Kennington Conservation Area.

6.8.49 In conclusion, the proposal will have no adverse impact on the character and
appearance of any conservation areas.

Non-designated Heritage Assets (local heritage list)
6.8.50 There are a number of locally listed assets in the immediate locality. These are
mostly 19th Century corner public houses (Crown, Block Dog, Tea House
Theatre, etc.). The little war memorial plaque in the western entrance to the site
is also locally listed. The proposal will not impact on the settings of these assets.

Strategic and Local Views.
Strategic Views
Protected Vista Parliament Hill Summit to Palace of Westminster 2A.2
6.8.51 The development would be 1.8m above the height of the threshold plane in the
background of the viewing corridor although it would be largely concealed by the
Regents Place development on Euston Road. This is a very modest height
increase given the long distance of the view. It is likely not to be discernible to the
naked eye and would not affect a viewer’s ability to recognise and appreciate the
Palace of Westminster in this view. The proposal would not therefore have any
adverse impact on this protected vista.

Protected Vista Parliament Hill Oak Tree to Palace of Westminster 2B.1
6.8.52 The development would be 1.8m above the height of the threshold plane in the
background of the viewing corridor. The central block would appear at the base of
the central lobby lantern of the Palace of Westminster, with the northerly block to
the left. Viewed form this angle the blocks overlap and appear as a single
roofline. It may just be visible to the naked eye. This amounts to small scale
incremental change to the background of the three towers and would not
dominate the individual towers or diminish the spatial relationship between them.

It would not affect the viewer’s ability to recognise and appreciate the Palace of
Westminster. The protected vista does not preclude the development in the
backdrop of these protect views, it seeks to ensure that the Palace of
Westminster is recognisable as stated in paragraph 103 of the applicant’s
Townscape Heritage and Visual Impact Assessment. At this distance, the 1.8m
above the threshold plane would form part of the various shades of grey at the
rear of the palace and would not have an adverse visual impact.

Protected Silhouette Parliament Square to Palace of Westminster 27a
6.8.53 The site is within the backdrop of this protected silhouette. The proposal will have
no adverse impact on this view.

Local Views
6.8.54 The impact on the views protected in the Lambeth Local Plan, with particular
emphasis on those in the locality, have been carefully considered. The
development would not be visible in the following local views:


View NNE from Brockwell Park to Victoria Tower;



View N from Brockwell Park to the city; and



View NNE from Norwood Park to the city.

Millbank opposite Tate Britain

6.8.55 Part of the northern block will be visible, but is considerably lower than the
foreground embankment schemes and would be seen within the context of lower
scale hinterland buildings. As such, the proposal would have no adverse impact
on this locally protected view.

6.8.56 In summary, the proposal would not harm the setting of any of the neighbouring
listed buildings or designate heritage assets and would respect the character and
appearance of the conservation areas which are nearby. It would respect the
character, context and the form and scale of neighbouring buildings and would sit
comfortably within the streetscene and surrounding area. Conditions requiring
external construction detailing at 1:10 scale (including sections) to include soffits,

screens, hard landscaping, boundaries and means of enclosure, vents, plant,
screening, extracts, balustrades, copings, rain water goods, windows and doors
etc. and a sample panel of the external materials (showing key construction
details) to be erected on site for the approval of a conservation / design officer
are considered appropriate to ensure a satisfactory appearance on completion of
the development.

6.8.57 As such, the proposal is considered to be acceptable and in accordance with
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990,
the NPPF and Council policy.

6.9
6.9.1

Neighbour Amenity
One of the core planning principles (paragraph 17) in the NPPF is that decisions
should “always seek to secure high quality design and a good standard of
amenity for all existing and future occupants of land and buildings”. London Plan
Policy 7.1 states that in their neighbourhoods, people should have a good quality
environment.

6.9.2

Local Plan policy Q2 only supports development if visual amenity from adjoining
sites and from the public realm is not unacceptably compromised, acceptable
standards of privacy are provided, adequate outlook is provided, while undue
sense of enclosure and overlooking is avoided, and daylight and sunlight levels to
both the host property and surrounding properties are not compromised.

Daylight, Sunlight and Overshadowing
6.9.3

In accordance with Lambeth Local Plan 2015 Policy Q2 (Amenity) the application
is accompanied by a Daylight and Sunlight Assessment prepared by
Point2Surveyors. This provides an assessment of the potential impact of the
development on sunlight, daylight and overshadowing to neighbouring residential
properties based on the approach set out in the Building Research
Establishment’s (BRE) ‘Site Layout Planning for Daylight and Sunlight: A Good
Practice Guide’. This includes an assessment of impacts on the site’s residential
neighbours.

6.9.4

The BRE guidelines are not mandatory; they do however act as a guide to help
understand the impact of a development upon properties, while acknowledging
that in some circumstances, such as that of an urban environment or where the
existing site is only previously partially developed some impact may be
unavoidable. It should be further noted that the BRE guide considers level of
daylight, sunlight and overshadowing tests based on an expectation of
reasonable levels of light within a suburban context and this should be kept in
mind when considering a central London context as is the case for the application
site.

6.9.5

The Council has sought an independent review of the report findings in respect of
possible impacts of the new development on surrounding sites and within the
development itself. This review was undertaken by Schroeders Begg Ltd. Their
assessment considers a number of tests:


The 25 degree line: Properties will very likely retain good levels of daylight
and sunlight if new development does falls below a 25 degree line to the
horizontal drawn from the centre of the lowest window;



Vertical Sky Component (VSC): A measure of the amount of skylight
available at the centre of a habitable room window (ratio compared to
horizontal plane) and also, the amount of direct skylight received inside the
corresponding habitable room. The BRE guide states that daylighting may be
affected if the VSC calculation is less than 27% and less than 0.8 times its
former value;



Annual Probable Sunlight Hours (APSH): Is a measure of the average
number of hours per year in which direct sunlight is received by a window.
The BRE guide states that rooms may be affected if they receive less than
25% APSH for the year and 5% APSH for the winter; and less than 0.8 times
former value;



Daylight Distribution / No skyline test: A measure that calculates the
amount of area of a habitable rooms which receives direct skylight and how
much does not. The BRE guide highlights if less than 0.8 times former value,
reductions will be noticeable;



Shadowing: The BRE guide recommends that at least half the area of an
amenity space should receive at least 2hrs of sunlight on the equinox (21
March); and



Average Daylight Factor (ADF): Is a measure of the daylight received inside
a habitable room. The BRE guide recommends that the minimum ADF values
should be achieved for bedrooms (1%), living rooms (1.5%) and kitchens
(2%).

6.9.6

The following surrounding properties, as shown in Figure 11 below, contain
residential accommodation and, due to their proximity to the development site,
have been assessed in terms of the effects of the proposed development upon
their daylight and sunlight amenity:
 79 Vauxhall Walk;
 1-87 Arne House, Worgan Street;
 1-25 Jameson House;
 1-25 Kennedy House, Vauxhall Walk;
 1-72 Haymans Point;
 1-10 Amber Heights, Jonathan Street; and

Daylight
6.9.7

The main consideration for neighbouring daylight review is in reference to the
vertical sky component (VSC) and daylight distribution (where room layouts are
known) as per the BRE Guide but reference can and has also be made to the
average daylight factor (ADF) to assist with supplementary consideration on
daylighting levels, especially given the existing massing on site is fairly limited
and so some neighbouring properties have higher levels of daylight (ordinarily the
case of an urban location).

6.9.8

The review has focused upon the conventional BRE Guide analysis of VSC and
daylight distribution review. However, given that a significant number of analysis
results do not meet BRE Guide target criteria (especially given the fairly minimal
massing on site), the extent of any ‘adverse impact’ has been categorised on the
basis of the typical Environmental Impact Assessment (EIA) with reductions that
exceed 20% (i.e. ‘adverse / noticeable effect) being defined as follows:
 Minor Adverse: Reductions in VSC of 20% to 29.9%;
 Moderate Adverse: Reductions VSC 30% to 39.9%; and

 Major Adverse: Reduction is VSC equal / greater than 40%.

6.9.9

The reductions in daylight for the residential neighbouring properties can be
summarised as follows:

79 Vauxhall Walk
6.9.10 There are 10 existing flats with windows facing the site of which 8 flats have living
rooms with primary windows facing the site and 2 flats have only ‘secondary’
living room windows facing the site. Based on a review of the living rooms (with
other habitable rooms such as bedrooms having similar results), there are major
adverse noticeable reductions in VSC (not meeting the BRE Guide) to the 8 living
room. Whilst 3 of the living rooms have a balcony soffit above which restricts
daylight, an analysis ‘without balconies’ results in a fairly minimal difference
compared to the ‘with balconies’ analysis as the balconies are relatively small.
Conversely, in terms of daylight distribution, only 2 of the living rooms do not
meet BRE Guide target criteria with ‘major adverse’ noticeable reductions.

6.9.11 In order to further consider the impact of daylight reduction, ADF has also been
considered and it can be concluded that an adverse effect in ADF will occur to 6
living rooms (associated bedrooms, follow a slightly worse outcome albeit
daylight to bedrooms is considered less important than to living rooms). Thus in
summary, there is a major adverse noticeable reduction to daylight to 8 living
rooms (and associated bedrooms etc.) based on a VSC review but this could be
considered to reduce to 6 living rooms (but also , various bedrooms etc.) if
alternative target values for retained ADF are included.

6.9.12 There is therefore some significant adverse effect from the proposal to this
neighbouring property. However, it is fair to say, the situation is in part,
exacerbated by the fairly minimal existing massing on the application site, which
is unusual for an urban context, and the proximity of windows to the boundary (in
consideration of such aspects as mirror-development etc.).

1-87 Arne House, Worgan Street
6.9.13 This residential block, which runs parallel and opposite to the site for circa twothirds of its length, has a deck access facing the site with the main living rooms
predominately face away from the site (on the elevation facing onto Tyers Street).
Whilst the main rooms facing the site appear to be bedrooms (where daylight
could be considered less important) and small kitchens (which could be
considered strictly not a ‘habitable room’ due to limited size), there may be some
isolated living rooms (Point2Surveyors have considered 4 possible living rooms
per floor as an anticipated ‘worst case’ scenario).

6.9.14 The building comprises 5 storeys and it would appear that there are 17 flats per
storey. The analysis has considered results for windows serving habitable rooms
outside of the deck-access areas and has divided Arne House into 3 sections for
interpretation (‘south section’, ‘mid-section’ and ‘north section’). Based on these
sample-points , the following can be concluded in terms of the VSC and daylight
distribution:

6.9.15 South section of Arne House: Reductions to sample points typically met BRE
Guide target criteria.

6.9.16 Mid-section of Arne House: Reductions to sample points typically do not meet
BRE Guide target criteria. Typically, for VSC reductions, these are noticeable and
range from ‘moderate’ to ‘major’ adverse and ‘minor’ to ‘moderate’ for daylight
distribution with some lessening impact, especially for the 4th floor for daylight
distribution.
6.9.17 North section of Arne House: Similar to the results for the ‘mid-section’ although
perhaps slightly worse. In consideration of windows / rooms analysed where the
deck-access is present, it is evident that percentage reductions are often greater
than the aforementioned sample analysis. This is because the presence of the
deck-access results in fairly minimal existing levels of VSC (daylight distribution is
less affected). Increased sensitivity to any increase in obstruction or massing
occurs when starting with such small VSC levels. Therefore a reduction of a few
percentage points in VSC level can result in a proportionately high percentage
reduction overall.

The BRE Guide does allow for analysis, ‘without balconies’ but the review
concludes that the results would be similar to those sample points which do not
have balcony soffits present. However, it is worth highlighting that when such
daylight levels are so low to start with (and in consideration also of the ADF
results provided by Point 2 Surveyors), it is probable that, for the deck-access
rooms, a greater degree of artificial electrical lighting will be relied upon
(compared to well-lit rooms). Therefore the shift change with the proposal is
unlikely to be dramatically altered when some already increased reliance on
artificial lighting exists.

6.9.18 In summary, for approximately 2/3rds of Arne House (north and mid-sections), it
can be concluded that there will be an adverse effect from the proposal resulting
in moderate to major adverse reductions in VSC daylight and to a lesser extent in
daylight distribution. In terms of windows / rooms along the deck-access / soffit,
such reductions are exacerbated by the presence of the deck-access bringing
greater sensitivity to the increase in obstruction / massing, albeit, there is already
an anticipated increase in the reliance of electrical lighting to such rooms.

1-25 Jameson House
6.9.19 Jameson House is a 5 storey deck-accessed residential block similar in
arrangement to that of Arne House but smaller and on plan, similar in size to the
south section of Arne House but on the opposite side of Worgan Street (albeit the
deck-access does not face out onto Worgan Street but towards the twin block
opposite known as Kennedy House). Given the L-shape arrangement of
Jameson House, there are few windows that face the proposal directly. Similar to
Arne House, for windows reviewed outside of the deck-access, with only isolated
exception (adverse moderate reduction), reductions in VSC range from meeting
the BRE Guide to ‘minor adverse’ and should be considered reasonable for an
urban context.

6.9.1

By way of background, the windows set-back within the deck-access walkway
have greater reductions but for the same reasons as outlined for Arne House in
terms of increase sensitivity and for ‘without balconies’ analysis, results should be
no worse than those considered for the sample review. However, in addition,
where windows are placed within the set-back of the deck-access and close to
internal corner of the block, reductions will be more acute but equally, with limited

daylight to commence with. In terms of daylight distribution, this is typically
slightly better than VSC albeit some isolated rooms with windows within the deckaccess have an adverse reduction.

6.9.2

In summary, the reduction in daylight for Jameson House should be considered
reasonable in an urban context and given / factoring the inherent deck-access
and L-shape design arrangement of Jameson House.

1-25 Kennedy House, Vauxhall Walk
6.9.3

Kennedy House is a 5 storey deck-accessed residential block and appears
effectively as a twin block to Jameson House and in mirror-arrangement opposite.
However, unlike Jameson House, there is a window in the north flank end.

6.9.4

Given the L-shape arrangement of Kennedy House, there are few windows that
face the proposal directly. Similar to Jameson House, windows outside of the
deck-access have been reviewed although in this instance, the reductions in VSC
are typically ‘minor adverse’ with some reductions just falling within ‘moderate
adverse’. Whilst such reductions are slightly worse than Jameson House, these
should still be considered reasonable for an urban context.

6.9.5

By way of background, windows set-back within the deck-access walkway have
greater reductions but for the same reasons as outlined for Arne House in terms
of increase sensitive and for ‘without balconies’ analysis, results should be no
worse than those considered in the sample review. However, in addition, where
windows are placed within the set-back of the deck-access and close to internal
corner of the block, reductions will be more acute but equally, with limited daylight
to commence with). In terms of daylight distribution, this is typically better than
VSC albeit some isolated rooms with windows within the deck-access have a
minor adverse reduction.

6.9.6

In summary, the reduction in daylight for Kennedy House should be considered
reasonable in an urban context and given / factoring the inherent deck-access
and L-shape design arrangement of Kennedy House.

1-72 Haymans Point
6.9.7

The tower block to the north comprises ground + 12 storeys of residential
(although ground floor is ancillary / non-residential). The 12 storeys of residential
(above ground storey) appear repetitive and for the south facing elevation facing
site, this appears to comprise windows serving 3 No bedrooms at the mid-section
with then windows serving a living room at either end (with each living room then
having a secondary window on the respective return flanks for provision of
daylight to a kitchen area at the back of the each living room). Thus at each
storey, the anticipated arrangement can be summarised as a two bedroom flat
and one bedroom flat with primary windows in the elevation facing site. The
bedroom windows are flush with the main façade whilst the living room windows
are recessed within a balcony thus balcony soffits are positioned above living
room windows.

6.9.8

In terms of daylight review, for VSC, the bedrooms, there are ‘moderate adverse’
noticeable reductions at 1st, 2nd, 3rd & 4th floors (reductions up to 35.5%) and
‘minor adverse’ noticeable reductions at 5th floor (reductions up to 29.5%). At 6th
floor and above, reductions meet the BRE Guide target criteria. Despite these
adverse VSC reductions to the bedroom windows to circa mid-height of Haymans
Point, it should be highlighted that there is still a residual value in the proposed
scenario of circa VSC 21 at the lowest residential floor which could still be
considered reasonable for an urban context.

6.9.9

For the living room windows (in reference to the main living room windows which
face the site), there are ‘major adverse’ noticeable reductions in VSC for the
majority of all floors (up to and including the 9th floor), with the top three floors
having reductions that diminish but still range from ‘minor’ to ‘moderate’ adverse.
For the secondary flank windows (which serve the kitchen area), there is
negligible reductions as they do not face the site (these are away and
perpendicular to site). Whilst ‘without balconies’ (in reference to the living rooms)
analysis has not been provided, should such analysis be undertaken to the living
rooms, it is anticipated that the results would be similar to those of the reductions
presented for the bedroom windows (bedroom windows being flush with the
façade and adjacent to living rooms). Thus the adversity in terms of Haymans
Point could be stated overall (in view of both living room and bedroom windows)

as being ‘moderate adverse’ reductions to one-third of the residential tower with
diminishing effects thereafter (for VSC).

6.9.10 In terms of daylight distribution, all reductions are fairly minimal and readily meet
BRE Guide target criteria. The review anticipates that this limited affect from the
proposal to daylight distribution within these habitable rooms is in part, the result
that the largest rooms i.e. living rooms, are actually dual aspect given the
secondary flank window (serving the rear kitchen area).

6.9.11 As a further check on daylight to Haymans Point, consideration has also been
given to ADF. In the existing situation, all living rooms and bedrooms are above
target minimum standards. In the proposed scenario, whilst bedrooms would
continue to above the minimum target for ADF, for living rooms, the living rooms
to the 1st, 2nd ,3rd and 4th floor would fall below minimum ADF targets (albeit all
would be above bedroom standard). Thus it is reasonable to state and with
reference back to VSC and daylight distribution, there is a ‘moderate adverse’
noticeable reduction to the lowest one-third of applicable habitable rooms within
the Haymans Point / tower closest and facing site.

Amber Heights, Jonathan Street
6.9.12 Whilst the arrangement of this building is not fully known, the focus of the review
should be in reference to the south-west corner flat (closest to the proposal) at
raised ground floor, 1st, 2nd and 3rd floor. In terms of arrangement, it would
appear that each of these flats has an open-plan living room / kitchen in the
south-west corner which is dual aspect with west elevation window and those
windows forming the south-west corner balcony.

6.9.13 In terms of VSC, the reductions to the west window range from 35.82% at raised
ground floor to 34.91% at 3rd floor thus such reductions can be classed as
‘moderately’ adverse. For the balcony windows, from 1st to 3rd floor, windows
typically have a reduction of just over a reduction of 50% thus ‘major’ adverse
(analysis for raised ground floor may have an anomaly). For the remainder of
windows, the only other main window for consideration is on the south elevation
window with Juliet balcony (again at raised ground, 1st, 2nd & 3rd floor) which
may serve either a primary bedroom or living room. The reductions to this window

range from 31.59% at raised ground floor to 25.70% at 3rd floor thus such
reductions can be classed as broadly ‘minor adverse’.

6.9.14 Thus in summary, VSC reductions to the 4 corner living rooms can be considered
‘moderate’ to ‘major’ adverse and south elevation primary bedroom/ living room
as broadly ‘minor’ adverse. In terms of daylight distribution, all reductions meet
BRE Guide target criteria with the exception of the room served by the south
elevation window with Juliet balcony which has reductions of 60.3% at raised
ground floor, 52.8% at 1st floor, 26.4% at 2nd floor and 25.4% at 3rd floor. Thus
in summary, a ‘major’ adverse noticeable reduction at raised and 1st floor and
‘minor’ adverse reduction at 2nd and 3rd floor.

6.9.15 In terms of ADF, for the corner living rooms, these would maintain a minimum
level of 1.5% with the exception of the raised ground floor which would achieve
an ADF of 1.34%. It is not possible to consider fully ADF analysis for the room
served by Juliet balcony window as room use is unknown.

Sunlight and overshadowing
6.9.16 On the aspect of sunlight to neighbouring habitable rooms (living rooms are the
main sun important rooms), the review considers that acceptable sunlight levels
are retained to applicable neighbouring living rooms with the exception of 79
Vauxhall Walk.

6.9.17 In consideration of the 10 living rooms applicable for assessment, for annual
sunlight (APSH), 8 living rooms have ‘major’ adverse noticeable reductions in
sunlight (albeit 3 would still retain a minimum level still relative close to target
benchmark of 25% APSH). Only 2 living rooms (out of the 10) would meet the
BRE Guide target criteria for APSH. For winter sunlight, out of the 10 living rooms
applicable for review, 8 living rooms have ‘major’ adverse noticeable reductions in
winter sunlight. Only 2 living rooms (out of the 10) would meet the BRE Guide
target criteria for winter sunlight. Thus in consideration to both APSH and winter
sunlight, it is reasonable to state that there is ‘major’ adverse reductions to
sunlight to 8 living rooms (although 3 of those living rooms would retain APSH still
relatively close to target benchmark).

6.9.18 Point 2 have analysed one amenity / public area which is effectively the grassed
area in front of Haymans Point and that of Jonathan Street which meets the BRE
Guide target criteria. There appears to be no other amenity areas that are likely to
be affected by the proposal other than those highlight in respect of 79 Vauxhall
Walk. There are 2 amenity terraces at 3rd floor level which should also be
considered for analysis (anticipated adverse effect). In addition, there are 3 small
balconies albeit balconies are not normally analysis for sunlight given they often
relate to such a small area.

6.9.19 In terms of the self-testing of the proposed scheme, reasonable levels of daylight
and sunlight are provided to the residential elements of the scheme proposal.
Similarly, the amenity areas would receive acceptable levels of sunlight to allow
them to be appropriately used during the course of the day at peak-times.

6.9.20 On balance, considering all aspects in terms of daylight and sunlight, the
proposed scheme does result in some adverse and noticeable reductions in
daylight (and also for sunlight to 79 Vauxhall Walk) but for such reductions, these
need to be considered in reference to the detail and background to the particular
property under review. Some due consideration should be considered in
reference to the fairly minimal massing already on site which is unusual in an
urban context.

6.9.21 The review concludes that the proposed scheme does result in some adverse
and noticeable reductions in daylight and sunlight, particularly to 79 Vauxhall
Walk. However, some consideration should be given to the particular
characteristics of the properties reviewed and to the fairly minimal existing
massing on the application which is unusual in an urban context. It is also
reasonable to consider the identified effects alongside the planning merits of the
scheme overall.

6.9.22 In terms of provision of daylight and sunlight within the development (self-testing),
the proposal adheres closely to the BRE Guide.

Outlook, Openness, Privacy and Overlooking
6.9.23 As shown in Figure 11 below, the development has been designed to ensure no
undue overlooking or loss of privacy to either Jameson or Kennedy House,

located approximately 9m and 10m respectively, to the south or Arne House,
located between 10.4m and 24m, to the east.

Figure 11 – relationship with neighbouring properties

6.9.24 Similarly, at its closest point to the rear of the nearest neighbouring residential
properties in 79 Vauxhall Walk, located between 6.5m and 8.5m away to the
west, the western elevation of Block C incorporates directional glass to prevent
any undue overlooking between the proposed office and residential uses on the
second and third floors, as well as overlooking of the existing commercial uses to
the west and residential properties neighbouring the site.

6.9.25 The visibility through the directional glass would be opaque (1.4m from finished
floor level) when future occupants of the proposed residential units look down
onto 79 Vauxhall Walk. There would only be visibility when the occupants look up
away from the neighbouring buildings. Fins would also be incorporated at the
edge of the balcony areas and spaced apart so that there are gaps between the
fins to allow clear views through from certain angles and for air flow onto the
proposed balconies. The fins would be angled so that the clear views are directed
away from the neighbouring buildings’ windows to ensure no undue overlooking
or loss of privacy. Full details of the fins and directional glass would be secured
by condition.

6.9.26 Given the separation distances proposed and positioning of the proposed
windows and amenity areas, the proposed development would not appear
visually overbearing or result in any undue overlooking or loss of privacy to
neighbouring properties.

Noise and General Disturbance
6.9.27 Policy Q2 of the Local Plan states that development will be supported if the
impact of noise is reduced to an acceptable level through such things as the use
of attenuation, distance, screening or internal layout/orientation.

6.9.28 An acoustic assessment, undertaken by WSP / Parsons Brinckerhoff, has been
submitted with the application which considers the noise impact of the proposal.
This includes a baseline survey undertaken in March 2017 to establish the
prevailing sound levels across the site and an assessment of the impact of
existing commercial plant affecting the site. Based on the measured sound levels
and the relevant indoor acoustic criteria, an assessment of the acoustic
performance of the glazed elements of the external building fabric has been
undertaken using BS 8233:2014 to determine internal and external sound levels
where no unusual circumstances are identified and BS 4142:2014 to inform plant
noise limits. Plant noise limits have taken into account the context at existing
receptors, and a limit of 5dB below the existing typical background sound level
has been considered suitable.

6.9.29 The assessment identifies the most onerous glazing requirements to be on the
façades with direct line of sight to elements of the railway (to the north, west and
at upper floors of the south façades of the proposed development). In order to
achieve the adopted internal acoustic criteria at these locations, glazing units of
habitable rooms are to be designed to achieve a sound reduction performance of
up to 30 dB RW.

6.9.30 Discussions regarding the potential for use of natural ventilation options have
been presented, and are summarised as follows:


Trickle ventilators are to be selected to provide background ventilation such
that the overall sound insulation performance of the external building fabric is
not undermined;



External sound levels will not preclude the use of open windows for
circumstantial purge ventilation; and



Opening windows to provide thermal regulation will lead to exceedances of
the internal acoustic criteria at the worst-affected façades.

6.9.31 It is recommended that detailed calculations in line with BS 8233: 2014 are
undertaken at the detailed design stage to specify exact performance
requirement of the façade elements. This would be controlled by condition. For
buildings services plant likely to be associated with elements of the proposed
development, noise emission limits have been derived. These limits are in
keeping with the Council’s requirements for the protection of the existing and
proposed residential receptors.

6.9.32 The assessment is based on a noise monitoring survey, and the approach has
been discussed and agreed with the Council’s Environmental Health Officer.
Overall, it is concluded that appropriate mitigation can be provided to ensure
internal noise levels are acceptable across the development and within relevant
criteria as agreed with the Council.
6.9.33 No objection has been raised by the Council’s Noise Officer to the proposal. The
proposed development achieves acceptable standards for future and existing
residential occupiers, in accordance with national and local standards.

6.9.34 Subject to the above matters relating to sound insulation being secured by
condition, the proposal would not result in any significant increase in noise and
disturbance to neighbouring properties or future occupiers.

6.10 Transport
6.10.1 The NPPF seeks to promote sustainable transport and in doing so it seeks to
ensure that new developments which generate 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.

6.10.2 Policies T3, T6, T7 and T8 of the Local Plan seek to ensure that proposals for
development will have a limited impact on the performance and safety of the
highway network and that sufficient and appropriate car parking and cycle
storage is provided whilst meeting objectives to encourage sustainable transport
and to reduce dependence on the private car. If development will have an
unacceptable transport impact, it should be refused in the absence of mitigation
measures to make the development acceptable.

Access and Accessibility

6.10.3 The site has a Public Transport Accessibility Level (PTAL) rating of 6a, which is
considered excellent. Increased housing density is encouraged within areas of
good public transport accessibility, as are car free developments.

6.10.4 The existing site has a number of vehicular access points, but the proposals
would consolidate all vehicular access to one point on Jonathan Street, at the
location of an existing access with crossover. The access will serve two car lifts
to take vehicles to the basement car park and servicing area. The vehicle lifts
would have a 6m waiting area which would be enough to accommodate a
maximum 4.6t box van.

6.10.5 The proposals would improve the Worgan Street footway, which is currently
constrained by existing planters, bollards, dropped kerbs and external steps etc.,
and would create a wider footway with an average width of 2m. It is understand
that all the additional areas of footway would be offered up for adoption, which is
welcomed. This would be secured by s.106 legal agreement.

6.10.6 The proposals would further open up a new area of public realm and would
enhance connectivity through the site, by opening up new public routes east-west
and north-south. This is also welcomed and strongly supported in context of
London Plan policy 6.10. Full details of all the landscape and public realm areas
would be secured by condition.

Car Parking
6.10.7 The site is located within the Kennington K Controlled Parking Zone (CPZ), which
is operational Monday-Friday 08:30-18:30. Parking survey results contained
within the Transport Assessment (TA) submitted show a low level of parking
stress locally. However, given the high PTAL of the site and the central location,
a permit free designation is considered appropriate for the development.

6.10.8 The existing site includes 25 parking spaces, while the proposals would reduce
on-site parking provision to 16 spaces. This would include 10 disabled spaces for
the proposed residential units and 6 retained for Walker Books. It is understood
that these spaces would be leased from the landowner, and if they were no
longer required by Walker Books could be converted into residential disabled
bays. This level of disabled car parking provision (6.2% based on 10 spaces and
10% based on 16 spaces) is considered to be acceptable for the 160 residential
units proposed.

6.10.9 Since the future of the 6 x Walker Books bays is uncertain these cannot be relied
upon and therefore the Council’s Transport Section has requested that 2 disabled
car parking bays be provided on-street in the vicinity of the site to compensate for
the 6 Walker Books spaces that would not be provided for disabled parking in the
short-term. A contribution of £20,000 (£10,000 per bay) for the installation of
these on-street bays and the cost of any amendments that may be required to
traffic orders, would be secured by s.106 legal agreement.
6.10.1 A Car club space is also to be provided on-street within the vicinity of the site by
Enterprise Car Club with 3yrs free membership being offered per household plus
£50 driving credit. This is welcomed. Details of the Car Club bay together with the
cost of its installation and any amendments that may be required to traffic orders,
would also be secured by s.106 legal agreement.

Cycle Parking
6.10.2 The proposals include 3 x separate residential cycle stores for each block,
totalling 264 spaces, which meets the London Plan requirements. An appropriate
mix of two-tier and stand-alone Sheffield stands is provided, and appropriate
access routes are provided to each store, using either the car lifts or passenger

lifts. A commercial cycle parking store accommodating 101 office spaces and 1
church space is also shown. This level of provision also meets London Plan
standards.
6.10.3

Four areas of external cycle parking, providing 24 spaces are also proposed,
which meets the London Plan standard for short-stay cycle parking for the
proposed uses. Further detail on the exact specification of the cycle storage
provision would be secured by condition.

6.10.4

The closest Cycle Hire Docking station is located some 2 minutes’ walk from the
site on Vauxhall Walk. Three years free Cycle Hire membership for the
residential units and cycle hire keys covering 10% of employees based at the
site was previously raised by TfL, and the applicants have agreed to provide this
for the future occupiers of the development. This would be secured by s.106
legal agreement.

Construction management
6.10.5

Policy T8 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.
An outline of the principles of a construction management plan are set out in the
submitted documents.

6.10.6

A more robust management plan has been submitted in draft form on request of
TfL. However, further details will be required on the details of the demolition and
construction programme to fully protect the locality from the transport and
environmental impacts of construction. These further details would be secured
by condition. A condition is also recommended to ensure any Non-Road Mobile
Machinery (NRMM) used during construction and demolition is compliant with
EU regulations in order to minimise detrimental impact on air quality.

Trip Generation
6.10.7

A trip generation analysis is included in the Transport Assessment which
compares the potential trip generating characteristics of the site to the proposed.
While this approach is questioned (a survey of the current site should be used as

the baseline scenario, rather than the potential), it is accepted that the proposed
uses would generate a low level of vehicular activity.

Servicing, Waste & Recycling
6.10.1 Local Plan policy Q12 requires arrangements for waste storage to be integrated
into the design of a development to ensure that it is attractively designed and
conveniently located for users and collection.

6.10.2

The proposal would provide refuse stores for the development at basement level
in accordance with the Council’s refuse and recycling design guide. The refuse
bins would be transferred via the car lifts on collection day to a temporary holding
area on site, for collection from Jonathan Street. A draft Delivery Service Plan
(DSP) has been included in the submission which estimates 26-27 deliveries per
day for both the residential and commercial elements. The majority of these are
expected to be smaller vehicles which would fit in the car lifts / basement
servicing bays. However, some deliveries by larger vehicles, including 10m rigid
and 7.5t box vans are expected, and these would be accommodated in a new
inset loading bay on Worgan Street.

6.10.3

The loading bay would be treated as a shared surface to encourage pedestrians
to walk over and use the space when it is not in use by any servicing vehicles,
and a 2m footway would be maintained to the rear of the loading bay, which is
being offered for adoption. The loading bay would not be a dedicated facility for
the development, and could be used by other users subject to the displayed
restrictions, but given the nature of Worgan Street it is unlikely that there would
be significant local demand from other parties.

6.10.4

The DSP states that a ‘Goods in Manager’ will be appointed to oversee
deliveries, responsible for booking them in, encouraging the use of the basement
servicing bays rather than the on-street bay, and monitoring their use. Swept
paths are also included in the TA showing a 4.6t box van using the car lifts, but it
is not shown manoeuvring within the basement into the 2 x servicing bays. In
order to ensure the practicality and ease of use of these service bays, a
condition requiring swept paths of the use of the bays is considered to be
appropriate.

Construction
6.10.5 Given the scale of the development, a full Construction Management Plan would
be secured by condition to ensure that the impact of the construction of the
development to surrounding properties and the highway network is minimised.

Travel Plan
6.10.6 Framework Employee and Residential Travel Plans are included as appendices
to the TA. These aim to reduce single occupancy vehicle trips and to encourage
a shift towards more active modes of travel. These Travel Plans would be
secured by condition.
6.10.7 No objection has been raised by either TfL or the Council’s Transport and
Highways Section to the proposal subject to conditions relating to visibility,
closure of existing access, Car Park Management Plan, Delivery Management
Strategy, Cycle Parking, Electric Vehicle Charging Points, Travel Plan,
Construction Logistics Plan and Refuse and Recycling Storage Details being
attached to any permission granted and a commitment being provided to enter
into a S278 agreement for off-site highways works including improvements along
Worgan Street and provision of shared surface loading bay, adoption of footways,
additional Car Club bay and 2 on-street disabled bays.

6.11

Biodiversity, landscaping and trees
Biodiversity

6.11.1 Local Plan policy EN1 and London Plan policy 7.19 encourage development to
make a positive contribution to protection, enhancement, creation and
management of biodiversity.

6.11.2 The application is accompanied by a Preliminary Ecological Appraisal and Bat
Survey prepared by Greengage Environmental Ltd which concludes that the
proposal will have no adverse impact on local wildlife. The following
enhancements are recommended for the site:

•

Sensitive lighting scheme – a lighting strategy which is compliant with best
practice relating to bats and lighting;

•

Provision of wildlife friendly landscaping and an area of living roof; and

•

Provision of alternative potential future roosting sites in the form of at least 10
bat boxes in the new buildings.

6.11.3 Subject to the above being secured by condition, the proposal would result in net
gains for biodiversity.

Landscaping and trees
6.11.4 Local Plan policy Q9 reflects the aims of policy EN1, promoting opportunities for
greening as well as protection and enhancement of existing biodiversity. Policy Q9
also supports the use of landscaping to provide strong boundary treatments, together
with access routes and parking areas compliant with safety standards and minimum
parking standards.

6.11.5 As there are no public routes through the existing site, the proposal places a
strong emphasis on improving permeability. Two newly created public spaces are
to be provided, with new pedestrian routes through the site, both from north to
south and east to west directions.

6.11.6 A total of 1,800sqm of new public realm will be created within the development,
representing over 40% of the total site area. The design of the public realm and
hard/soft landscaping within the development maximises the usability of the
space between the buildings, whilst bringing new soft landscaping and greenery
into the development. The new public realm at ground floor level provides a
formal, yet multi-functional and inviting space at the centre of the site, which has
been purposefully designed to enable its use for a range of activities and
functions by the local community.

6.11.7 The proposals will open up the site, creating new pedestrian routes through,
connecting the surrounding streets and restoring historic permeability through the
site. The new public realm created will be of a high quality and active and will be
enlivened by active frontage and building entrances. A more intimate pocket
space, located on the north-south axis, is proposed where seating planters will be
provided. A row of tree planters is also strategically placed along the north-south

axis where the most sunlight will be received, creating a green spine running
through the development.

6.11.8 The proposed building line fronting Worgan Street will create a new defined edge
to the street unlike the existing buildings, which form an untidy street frontage.
The width of the pavement along Worgan Street will be increased between
750mm and 1500mm, with existing planters and other obstructions removed. It is
proposed for the newly increased pavement to be dedicated as new public
highway once the development has been completed. Full details of the public
realm areas and tree and hedge planting proposed are to be secured by
condition in any permission granted.

6.12

Sustainability

6.12.1 At the heart of the NPPF is a presumption in favour of sustainable development.
It states: ‘Planning plays a key role in shaping places to secure radical reductions
in greenhouse gas emissions, minimising vulnerability and providing resilience to
the impact of climate change, and supporting the delivery of renewable and low
carbon energy and associated infrastructure’.

6.12.2 The NPPF actively promotes developments which reduce greenhouse gas
emissions (para 95). In determining planning applications it states that local
planning authorities should expect development to comply with local policies and
expect that layout of development in a manner that would reduce energy
consumption through building orientation, massing and landscape (para 96).

6.12.3 Policies 5.2 and 5.3 of the London Plan state that development proposals should
minimise carbon dioxide emissions and exhibit the highest standards of
sustainable design and construction, whilst policy 5.7 states that they should
provide on-site renewable energy generation. London Plan policy 5.5 states that
Boroughs should seek to create decentralised energy networks, whilst Policy 5.6
requires development proposals to connect to an existing heating network as a
first preference if one is available.

6.12.4 London Plan Policy 5.3 provides a list of the sustainability criteria against which
planning applications will be assessed. The London Plan policy seeks to ensure
the following sustainable design principles:



Minimizing carbon dioxide emissions across the Site, including buildings and
services



Avoid internal overheating and contributions to the urban heat island effect



Efficient use of natural resources including water



Minimising pollution (including noise and air)



Minimising the generation of waste and maximizing reuse or recycling



Ensuring developments are comfortable and secure for users



Securing sustainable procurement of materials



Promoting and protecting biodiversity and green infrastructure

6.12.5 Local Plan policy EN3 requires development to utilise decentralized heating,
cooling or power networks in the vicinity of the site, or future proof for planned
energy networks.

6.12.6 London Plan Policies 5.1 and 5.2 also expect an overall reduction in carbon
dioxide emissions by 60% by 2025, and it is expected that under guidance from
the GLA, London boroughs will take measures to meet this target. Policy 5.2
requires development to implement measures designed to reduce carbon dioxide
emissions. The London Plan also requires that the development follows an
energy hierarchy when considering reducing CO2 emissions. The energy
hierarchy must consider incorporation of energy efficiency measures including
passive design, supplying energy efficiently (with a particular emphasis on decentralised energy generation including CHP) and using renewable energy
technologies.

6.12.7 The proposed Development has been accompanied by an Energy and
Sustainability Statement. The submission of these are in accordance with LLP
and London Plan policies and have been reviewed by the Council’s sustainability
advisors, Bioregional.

6.12.8 The following summarises the key technical solutions that are proposed for the
development:


Passive design principles (such as large, openable windows for the
residential units) adopted in building massing and orientation;



Glazing designed to reduce the cooling loads (where applicable);



Thermal performance of building fabric maximised;



Air permeability improved beyond Part L notional values;



Space heating and domestic hot water for all areas to be supplied from high
efficiency communal gas fired boilers located in a central energy centre (as
back-up to CHP);



Boiler plant linked to BMS and includes central time control, weather
compensation and metering;



Cooling for commercial areas (note left as shell only) to be supplied from high
efficiency air cooled chiller;



Residential ventilation supplied via mechanical ventilation heat recovery units
(whole house MVHR);



Ventilation to commercial areas supplied from centralised air handling units
with low specific fan power and heat recovery;



Ventilation pumps and fans fitted with variable speed motors; and



All buildings to be fitted with high efficiency lighting. Occupancy sensing and
photoelectric daylight sensing in perimeter zones specified to commercial
areas.

6.12.9 The proposed development is currently predicting a site-wide 35% carbon dioxide
emissions reduction over Part L 2013 (based on the approach, information,
analysis and contents reported in this document), through the measures outlined
in 6.168. The final size of CHP and number of Photovoltaic panels will be
designed to suit the ‘As-Designed’ development at RIBA Stage 4. Currently a
predicted 322m2 PV array will be installed on the roof of Building B and Building
C to provide renewable electricity. Connection to the nearest existing district
heating network will not be possible as it is located across the River Thames and
connection to it is not currently feasible. However, the heating systems will be
designed to enable future connection to any future networks.

6.12.10 The design for the scheme has been developed with sustainable design
principles at its core. An integrated and holistic approach to design has been
adopted and the Sustainability Statement provided with the application outlines
the process by which sustainability has been addressed as part of the project.

6.12.11 In supporting this strategy, a number of legislative policies have been used to
inform design decisions. The Energy and Sustainability Statement identifies how

the proposed development will meet the objectives of the London Plan, and the
principles outlined in the Mayor of London’s Supplementary Planning Guidance
which requires Local Authorities to ensure future developments meet the highest
standards of sustainable design and construction.

6.12.12 A BREEAM Pre-Assessment has been carried out to evaluate the proposed
development’s possible score under BREEAM New Construction UK 2014 (Shell
and Core) for the office areas of the building. The pre-assessment corroborates
the proposed development’s sustainability credentials, showing that the design is
capable of achieving a BREEAM 'Excellent' rating achieving an overall credit score
of 75.97%.

6.12.13 In order to comply with the London Plan target of 105 litres/p/d for water usage, a
condition is to be imposed to ensure that this would be met. In summary, officers
and Bioregional are satisfied that the Development would meet with the LLP and
London Plan policy expectations in achieving high ratings of BREEAM together
with an acceptable reduction in carbon emissions.

6.12.14 The above sustainability measures, such as the provision of green roofs,
photovoltaic panels and BREEAM ‘Excellent’ for the non-residential uses for
example, would be secured by conditions in any permission granted.

6.13

Environmental Considerations
Sustainable drainage and flooding

6.13.1

Policy 5.12 states that development proposals must meet flood risk assessment
and management requirements. The London Plan SPG states new development
should incorporate Sustainable Urban Drainage Systems and green roofs where
practical with the aim of maximising all opportunities to achieve a Greenfield runoff rate, increasing biodiversity and improving water quality. Greenfield runoff
rates are defined as the runoff rates from a site, in its natural state, prior to any
development. Typically this is between 2 and 8 litres per second per hectare.
Surface water run-off is to be managed as close to source as possible.

6.13.2

A Flood Risk Assessment (FRA) has been submitted with the application to
demonstrate that the proposed development can be satisfactorily accommodated
without worsening flood risk for the area and without placing the development
itself at risk of flooding, as per National guidance provided within the National
Planning Policy Framework document (NPPF) and in accordance with Policy EN5
of the Local Plan.

6.13.3

The Flood Zone Map (FZM) for the locality as produced by the Environment
Agency (EA) identifies the site as being located within Defended Flood Zone 3
(high risk). Notwithstanding this, the EA identifies that the River Thames is
defended along this section by the Thames Barrier and the Thames Tidal Flood
Defences against a tidal flood event that has a 0.1% probability of occurring.

6.13.4

In summary, the FRA concludes the following:


The Site is defended against tidal flooding to a very high standard. Tidal
flooding could only happen in an extreme breach or overtopping scenario;



Surface water flooding would not significantly impact on the Site itself, but
might affect surrounding roads, especially to the east; and



Flood mitigation measures including raised ground floor levels by at least
100mm in comparison to the existing ground levels, locating residential uses
at first floor level and above, and a safe refuge is provided at first floor level
with unimpeded access from basement and ground floor levels.

6.13.5

The submitted FRA also includes an outline drainage strategy. This identifies that
it is proposed for the Site to discharge to an existing Thames Water sewer
network within proximity of the Site. It is proposed that the Development will
reduce surface water runoff by at least 50% when compared to the existing
situation, which is in accordance with the requirements of the London Plan.

6.13.6

The Development incorporates a variety of sustainable drainage solutions, with
discharge rates predominantly reduced via the use of an attenuation storage
system and associated flow control device located beneath the newly created
public realm areas on the Site. The SuDs features that will be incorporated into
the Development include:

6.13.7



Green roofs;



Rainwater harvesting system; and



Geocellular Attenuation and associated flow controls.

The FRA has been undertaken in accordance with the principles set out in NPPF
and it concludes that providing the development adheres to the mitigation
strategy recommended the proposed development can accommodate without
increasing flood risk within the locality in accordance with planning policy
objectives.

Contamination
6.13.8

Chapter 13 of the NPPF relates to facilitating the sustainable use of minerals and
seeks to (in part) ensure that permitted operations do not have unacceptable
adverse impact on migration of contamination from the site.

6.13.9

Policy 5.21 of the London Plan supports the remediation of contaminated sites
and that the development of brownfield sites does not result in significant harm to
human health or the environment and to bring contaminated land to beneficial
use.

6.13.10 The application site does not fall within the definition of ‘contaminated land’ as
described in part 2A of the Environmental Protection Act 1990, and consequently
there are no significant contamination risks associated with the proposed
development.

6.13.11 The Local Plan identifies that proposals for basement and other underground
development will require an assessment of the scheme’s impact on drainage,
flooding, groundwater and structural stability. The FRA which accompanies the
planning application provides details in relation to drainage and flooding, whilst a
separate Preliminary Risk Assessment (PRA) prepared by RSK provides
information in relation to groundwater.
6.13.12 The PRA has been reviewed and discussed with the Council’s independent
consultants who confirmed the report provides sufficient information in light that

no residential accommodation is to be located at basement level. A series of
recommendations are outlined in the report as follows:


Cable percussion and window sampler boreholes to ascertain the deeper
ground;



Conditions and install gas/groundwater monitoring wells;



Detailed UXO Threat Assessment and implementation of any
recommendations stemming from the study;



A programme of ground gas and groundwater monitoring;



Soil and groundwater underlying the site should be analysed for a range of
organic and inorganic contaminants, including PCBs and presence of ACMs;



Development of a refined conceptual site model followed by generic
quantitative risk assessment (GQRA) to assess complete pollutant linkages;



Identification of outline mitigation measures for complete pollutant linkages or
recommendations for further work; and



Preliminary assessment of waste classification for soils to be removed from
site.

6.13.13 The Council’s Environmental Health (Contamination) Section has reviewed the
proposal and raises no objection subject to conditions relating to contamination
and securing a Basement Risk Assessment being attached to any permission
granted.

Wind Microclimate
6.13.14 Policy 7.7 of the London Plan states that tall buildings should not have an
unacceptable harmful impact on their surroundings and should not adversely
affect microclimate or wind turbulence.

6.13.15 The application is accompanied by a Wind Microclimate Assessment produced by
BMT Fluid Mechanics that has assessed the wind microclimate for the proposed
development. On the basis of the wind tunnel modelling undertaken, the following
conclusions have been drawn:



Wind conditions in and around the existing site are generally suitable, in
terms of both pedestrian safety and comfort, with the exception of one
location to the south-west of the existing site, where the comfort criteria for
outdoor seating is exceeded;



Wind conditions in and around the proposed development in the context of
both existing and approved cumulative surrounds are rated as suitable, in
terms of pedestrian safety;



Wind conditions in and around the proposed development, in the context of
both existing and approved cumulative surrounds, are largely rated as
suitable in terms of pedestrian comfort throughout the year;



A single exception to this occurs at an outdoor seating area to the south-west
of the proposed development, where wind conditions were found to be
suitable only for strolling during winter and for short periods of sitting from
spring to autumn. However, this is a pre-existing condition which is not
attributed to the introduction of the proposed development.

6.13.16 On the basis of the findings of the assessment undertaken, the wind conditions
remain suitable, in terms of pedestrian comfort, in and around the development.

6.14

Community Safety

6.14.1

Local Plan Policy Q3 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.

6.14.2

For a development of this nature, the main considerations would relate to counter
terrorism, access to the building and the areas of public realm around the building.
Discussions have taken place with the Designing out Crime Officer and the
proposed development would incorporate principles of Secured by Design.
Conditions requiring delivery and servicing plan, public realm management plan
and a car park management plan will ensure that the proposed development
provides a safe and secure environment.

6.14.3

The existing cut through from Vauxhall Walk adjacent to Walker Books is to be
gated at night for security purposes. During the daytime all the gates will remain
open to allow free movement into the Site. Full details of the gates together with
their opening times are to be secured by condition.

6.15

Planning obligations and CIL

6.15.1 The Local Plan (Policy D4 and Annex 10) sets out the council’s position 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. Officers consider several planning obligations are
necessary to make the development acceptable in planning terms and a set of
draft Heads of Terms (HoTs) have been agreed with the applicant:


Affordable housing on-site at 35% (calculated by habitable rooms) with 36
rented units (at affordable rent, in line with the Council’s Tenancy Strategy)
and 14 shared-ownership units being secured;



Early stage/implementation review mechanism;



Play-space contribution of £44,550 (off-setting shortfall of on-site provision £99 x 450sqm shortfall balance of play-space);



Employment and skills plan;



Worksmart Plan;



Employment and training contribution (to be calculated – capital construction
costs required – see SPD pp35);



Local Labour in construction (construction training) contribution (£2,500 per
£1m of capital construction costs up to £30m construction);



Detail of workspace offer e.g. management plan based on Halkin statement;



Considerate contractors scheme/Nine Elms Construction Charter/Compliance
with FORS;



Delivery of public realm improvements to provide link into LBL estate south of
site (Jameson/Kennedy House);



Enter into s278 agreement for public realm works and adoption on Worgan St
and Jonathan St;



Public access in perpetuity to the square during specified hours and a
management plan;



Travel plan and monitoring (fee is £3,000.00), including the community use;



Parking permit free development;



Blue badge space release to Graphite Square occupiers upon release of
Walker Books leases;



Provision of 2 on-street disabled car parking spaces within the vicinity of the
site (£10,000 x 2 fee);



Energy strategy for future energy network connection, and identify value of
any carbon off-setting;



3yrs free cycle hire membership for residential units;



Cycle hire keys available covering 10% of employees;



Car club 3yrs free membership per household;



Provision of 1 Car club bay on-street;



Administration and implementation fee (for obligations of this scale, 5% of
total value of financial contributions).

6.15.2 The application site is located in Lambeth CIL charge Zone B – Kennington, Oval
and Clapham where the Levy rate relevant to the Development is £150 per sqm
of residential floorspace. There is no charge for office development or smaller
scale retail floorspace within the area.

6.15.3 The London Mayoral CIL would however be applicable and a charge of £35 per
sqm for the proposed land use would be applied. The London Mayoral CIL will be
applied towards the cost of Crossrail.

7.
7.1.1

EQUALITY DUTY AND HUMAN RIGHTS
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).

7.1.2

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.

7.1.3

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.

8.
8.1.1

PROCEDURAL MATTERS
The application is referable to the Mayor under the provisions of the Town and
Country Planning (Mayor of London) Order 2008. The application has already been
referred to the Mayor at ‘Stage 1’ and a summary of the Mayor’s comments are
included above. Before Lambeth can issue a decision on this application it will need
to refer the application again to the Mayor at ‘Stage 2’; where after the Mayor will
have the opportunity to elect to become determining authority, direct refusal, or allow
Lambeth to proceed and issue the decision in line with its resolution.

9.
9.1.1

CONCLUSION
The principle of the redevelopment of the site for a residential led mixed-use
development use is supported and complies fully with Council policy.

9.1.2

The proposed buildings on the site have been sensitively designed, taking inspiration
from the surroundings and historic context of the site, and would respect the
character, context and the form and scale of neighbouring buildings and would sit
comfortably within the streetscene and surrounding area. They would have no
adverse impact on the setting of nearby listed buildings.

9.1.3

The application provides an appropriate level of affordable housing and the
density of the development is in accordance with London Plan guidance and
optimises additional housing on an underutilised brownfield site in an accessible
location.

9.1.4

Given the distance and orientation to the nearest residential properties, the proposal
would not appear visually overbearing or result in any significant material impact in
terms of outlook, overlooking or loss of privacy to neighbouring residential properties.

9.1.5

The proposal provides an appropriate mix of tenure and units with a good
standard of accommodation, in terms of unit sizes, aspect and amenity space
provision, being provided.

9.1.6

The proposed scheme does result in some adverse and noticeable reductions in
daylight and sunlight, particularly to 79 Vauxhall Walk. However, some
consideration should be given to the particular characteristics of the properties
reviewed and to the fairly minimal existing massing on the application site which
is unusual in an urban context. It is also reasonable to consider the identified
effects alongside the planning merits of the scheme overall.

9.1.7

The development would regenerate this under used site. It would maximise the
potential of the site providing 160 residential units which will contribute to meeting
the housing needs of the Borough and delivers a significant quantum of
affordable homes within the Borough, including a large proportion of affordable
family housing meeting the criteria for consideration under the Mayor’s Fast Track
procedure. It further provides a significant increase in the amount of flexible Class
B1 office accommodation on the site, including workspace targeted towards small
and medium sized businesses, and delivers a new public realm, including the
creation of new pedestrian routes through the site, improving connectivity within
the immediate area.

9.1.8

In conclusion officers consider that the many planning benefits the development
would deliver are sufficient to outweigh the identified impacts on residential
amenity. As such, the proposal is considered to be acceptable when judged
against national, London wide and local plan policy and guidance and is
recommended for approval

10. RECOMMENDATION
10.1.1 Grant Conditional Planning Permission subject to s106 legal agreement.

11. CONDITIONS(S) AND REASONS(S)

11.1 Standard Conditions
Time period
1.

The development to which this permission relates must be begun no later than
three years from the date of this decision notice.
Reason: To comply with the provisions of Section 91 of the Town and Country
Planning Act 1990.

In accordance with approved plans
2.

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

11.2 Pre-commencement
Method of construction
3.

No ground-works, demolition or development shall commence until full details of
the proposed construction methodology, in the form of a Construction
Management Plan (CMP), have been submitted to and approved in writing by the
local planning authority. The CMP should build on the Outline Construction
Logistics Plan (December 2017) and will include details of:
a) The notification of neighbours with regard to specific works;
b) Advance notification of road closures;
c) Details regarding parking, deliveries, and storage;
d) Details regarding dust mitigation;
e) Details of measures to prevent the deposit of mud and debris on the public
highway; and
f) Any other measures to mitigate the impact of construction upon the amenity of
the area and the function and safety of the highway network.
No ground-works, demolition or development shall commence until provision has
been made to accommodate all site operatives', visitors' and construction vehicles
loading, off-loading, parking and turning within the site or otherwise during the
construction period in accordance with the approved details. The ground-works,
demolition or development shall thereafter be carried out in accordance with the
details and measures approved in the CMP, unless amendments to it have been
agreed in writing by the Local Planning Authority.
Reason: Development must not commence before this condition is discharged to
avoid hazard and obstruction being caused to users of the public highway and to

safeguard residential amenity from the start of the construction process (policies
6.11, 7.14 and 7.15 of the London Plan (2016); and policies T6 and T8 of the
Lambeth Local Plan (2015)).

Contamination
4.

Prior to the commencement of development approved by this planning permission
(or such other date or stage in development as may be agreed in writing with the
Local Planning Authority), the following components of a scheme to deal with the
risks associated with contamination of the site shall be submitted to, and approved
in writing by, the Local Planning Authority:
a)

b)

c)

a site investigation scheme, based on the submitted preliminary risk assessment
(PRA) by RSK Environment Ltd (dated June 2017 with reference 371521-01
(01)), to provide information for a detailed assessment of the risk to all receptors
which may be affected, including those off site;
the results of the site investigation and detailed risk assessment referred to in (1)
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;
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 (2) are complete
and identifying any requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action. Any changes to these
components require the express consent of the Local Planning Authority. The
scheme shall be implemented as approved.

Reason: For the protection of controlled waters. The site is located over a
Secondary Aquifer and it is understood that the site may be affected by historic
contamination.

Basement Risk Assessment
5.

No development shall take place until a Basement Method Statement and Flood
Risk Assessment have been submitted to and approved in writing by the Local
Planning Authority. This statement shall include details regarding:
(a) Detailed site specific analysis of hydrological and geotechnical local ground
conditions;
(b) Site specific analysis of how the excavation of the basement may impact on
the water table and any ground water floor, and whether water perched is present;
(c) Details of how flood risk, including risk from groundwater and surface water
flooding has been addressed in the design, including details of any proposed
mitigation measures;
(d) Details of measures proposed to mitigate and monitor any risks in relation to
land instability;

(e) Demonstration of how cumulative effects have been considered; and
(f) A comprehensive non- technical summary document of the assessments
provided and information submitted against (a) to (e) of this condition.
Reason: Development must not commence before this conditions is discharged to
avoid hazard in relation to land instability and increased flood risk caused by the
basement excavation (Paragraph 121 of the National Planning Policy Framework
2012 and Policy EN5 of the Lambeth Local Plan (2015).

Archaeology
6.

A) No development other than demolition to existing ground level shall take place
until the applicant (or their heirs and successors in title) has secured the
implementation of a programme of archaeological evaluation in accordance with a
Written Scheme of Investigation which has been submitted by the applicant and
approved by the local planning authority in writing and a report on that evaluation
has been submitted to and approved by the local planning authority in writing.
B) Under Part A, the applicant (or their heirs and successors in title) shall
implement a programme of archaeological evaluation in accordance with a Written
Scheme of Investigation.
C) No development other than demolition to existing ground level shall take place
until the applicant (or their heirs and successors in title) has secured the
implementation of a programme of archaeological mitigation in accordance with a
Written Scheme of Investigation which has been submitted by the applicant and
approved by the local planning authority in writing and a report on that evaluation
has been submitted to and approved by the local planning authority in writing.
D) Under Part A, the applicant (or their heirs and successors in title) shall
implement a programme of archaeological mitigation in accordance with a Written
Scheme of Investigation.
E) The development shall not be occupied until the site investigation and postinvestigation assessment has been completed in accordance with the programme
set out in the Written Scheme of Investigation approved under Part (A), and the
provision for analysis, publication and dissemination of the results and archive
deposition has been secured.
Reason: Heritage assets of archaeological interest may survive on the site. The
planning authority wishes to secure the provision of appropriate archaeological
investigation, including the publication of results, in accordance with Section 12 of
the NPPF (Policy 7.8 of the London Plan 2016).

Tree protection
7.

No works, stationing of equipment, or changes of ground level, shall occur until a
Tree Protection Plan and Method Statement has been submitted to and approved

in writing by the local planning authority, and until the measures of tree protection
identified in the approved Tree Protection Plan and Method Statement have been
fully implemented. The Tree Protection Plan shall thereafter be retained and
maintained for the duration of the demolition and construction period, and all
works will be carried out in accordance with the Tree Protection Plan and Method
Statement.
Reason: Development must not commence before this condition is discharged to
ensure the retention of, and avoid irrevocable damage to, the retained trees on
and adjacent to the site that represent an important visual amenity to the locality
and the wider surrounding area (policies 7.21 of the London Plan (2015) and Q10
of the Lambeth Local Plan (2015)).
11.3 Prior to below ground works

Sustainable Drainage
8.

No works below ground level shall commence until details of the implementation,
maintenance and management of the sustainable drainage scheme have been
submitted to and approved by the local planning authority. The scheme shall be
implemented and thereafter managed and maintained in accordance with the
approved details. The details shall include:
a) a timetable for its implementation, and
b) a management and maintenance plan for the lifetime of the development which
shall include the arrangements for adoption by any public body or statutory
undertaker, or any other arrangements to secure the operation of the sustainable
drainage scheme throughout its lifetime.
No drainage systems for the infiltration of surface water drainage into the ground
are permitted other than with the express written consent of the Local Planning
Authority.
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)).

11.4 Prior to commencement of the use

Submit a Servicing and Access Management plan
9.

Prior to the commencement of the use hereby permitted, a Servicing and Access
Management plan shall be submitted to and approved in writing by the local
planning authority. The use hereby permitted shall thereafter be operated in
accordance with the approved details. The submitted details will include the
following:

a) Vehicular servicing of the site (including waste and refuse, and deliveries to and
from the site), for each of the relevant phases.
b) Control of pedestrian access through the site, for each of the relevant phases
including details of the when the entrance gates would be closed to the public..
Reason: To avoid obstruction of the surrounding streets and limit the effects of
the increase in travel movements within the locality as well as safeguarding public
safety and the amenity of the surrounding area, and to ensure that the
development maintains and enhances community safety(policies Q3, T1, T6 and
T8 of the London Borough of Lambeth Local Plan (2015)).

Waste and recycling storage (to be submitted and provided)
10.

Prior to the commencement of the use hereby permitted, details of waste and
recycling storage for the development shall be submitted to and approved in
writing by the local planning authority. The waste and recycling storage shall be
provided in accordance with the approved details prior to the commencement of
the use hereby permitted, and shall thereafter be retained solely for its designated
use. The waste and recycling storage areas/facilities should comply with the
Lambeth’s Refuse & Recycling Storage Design Guide (2013), unless it is
demonstrated in the submissions that such provision is inappropriate for this
specific development.
Reason: To ensure suitable provision for the occupiers of the development, to
encourage the sustainable management of waste and to safeguard the visual
amenities of the area (policies Q2 and Q12 of the London Borough of Lambeth
Local Plan (2015)).

Travel Plan
11.

Prior to the commencement of the use hereby permitted, a Travel Plan shall be
submitted to and approved in writing by the Local Planning Authority (LPA). The
measures approved in the Travel Plan shall be implemented prior to the use
hereby permitted commencing and shall be so maintained for the duration of the
use, unless the prior written approval of the Local Planning Authority is obtained to
any variation. The measures will include details of users’ access to information
about sustainable transport options, access to cycle storage and shower facilities,
public transport information, targets, details of monitoring and data returns to the
LPA, and mitigation if targets are not reached.
Reason: To ensure that the travel arrangements to the development are
sustainable and appropriate, and to limit the effects of the increase in travel
(policies T1 and T6 of the London Borough of Lambeth Local Plan (2015)).

Provide parking spaces
12.

Prior to the commencement of the use hereby permitted, the parking spaces shall
be laid out in accordance with the approved plans, and the disabled/accessible
parking space shall be retained for the duration of the use. No vehicles, other than
blue-badge holder vehicles and operational vehicles for the users of the site, shall
park on the site. Vehicles shall only park within the designated spaces shown on
the approved plans, and on no other part of the site.
Reason: To enable accessible parking to be provided, prevent excessive parking
and minimise danger, obstruction and inconvenience to users of the site and
surrounding area (policies T1, T6, T7, T8 and Q2 of the London Borough of
Lambeth Local Plan (2015)).

Electric charging points
13.

Prior to the commencement of the use hereby permitted, electric vehicle charging
points shall be provided to serve all car parking spaces on the site, and they shall
thereafter be retained for the duration of the development.
Reason: To ensure adequate parking is available on site and to promote
sustainable modes of transport (policies T1 and T6 of the London Borough of
Lambeth Local Plan (2015)).

Details of noise levels from mechanical equipment or plant
14.

The use hereby permitted, or the operation of any building services plant, shall not
commence until an assessment of the acoustic impact arising from the operation
of all internally and externally located plant has been submitted to and approved in
writing by the local planning authority.

15.

The assessment of the acoustic impact shall be undertaken in accordance with BS
4142: 2014 (or subsequent superseding equivalent) and current best practice, and
shall include a scheme of attenuation measures to ensure the rating level of noise
emitted from the proposed building services plant is less than background.
The use hereby permitted, or the operation of any building services plant, shall not
commence until a post-installation noise assessment has been carried out to
confirm compliance with the noise criteria. The scheme shall be implemented in
accordance with the approved details and attenuation measures, and they shall be
permanently retained and maintained in working order for the duration of the use
and their operation.
Reason: To protect the amenity of adjoining residential occupiers and the
surrounding area (policy Q2 of the London Borough of Lambeth Local Plan
(2015)).

Details of landscaping
16.

Prior to the commencement of the use hereby permitted, a landscaping scheme
shall be submitted to and approved in writing by the local planning authority. The
development hereby permitted shall be thereafter carried out in accordance with
the approved details within 6 months of the date of occupation. All tree, shrub and
hedge planting included within the above specification shall accord with
BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent superseding
equivalent) and current Arboricultural best practice. The submitted details are
expected to demonstrate the following:
a) The quantity, size, species, position and the proposed time of planting of all
trees and shrubs to be planted.
b) An indication of how they integrate with the proposal in the long term with
regard to their mature size and anticipated routine maintenance and protection.
c) Specification of which shrubs and hedges to be planted that are intended to
achieve a significant size and presence in the landscape.
e) Details of the siting and design approach to planters and containers.
f) Details of the provision of wildlife planting, bird and bat boxes, and bug hotels.
h) Details of other hard landscaping, including access roads and pedestrian paths
within the site.
Reason: In order to ensure high quality landscaping and site layout in and around
the site in the interests of the ecological value of the site and in the interests of
visual amenity and safety (policy Q2, Q7, Q9 and Q10 of the London Borough of
Lambeth Local Plan (2015)).

BREEAM certificate
17.

Prior to occupation of any part of the development a final code certificate shall be
obtained confirming the development hereby permitted has achieved a minimum
BREEAM Refurbishment rating of ‘Excellent’.
Reason: To ensure that the development has an acceptable level of sustainability
(policy EN4 of the London Borough of Lambeth Local Plan (2015))

Green roof
18.

Prior to the installation of the green roof, a detailed specification of the green roof
shall be submitted to and approved in writing by the local planning authority. The
specification shall include details of the quantity, size, species, position and the
proposed time of planting of all elements of the green roof, together with details of
their anticipated routine maintenance and protection. The green roof shall only be
installed and thereafter maintained in accordance with the approved details.

Reason: To safeguard the visual amenities of the area (policies Q2 and Q9 of the
London Borough of Lambeth Local Plan (2015)).

Green roof installation
19.

If within 5 years of the installation of the green roof any planting forming part of the
green roof shall die, be removed, or become seriously damaged or diseased, then
either this planting shall be replaced in the next planting season with planting of a
similar size and species, or otherwise the green roof shall be entirely removed
from the site.
Reason: To safeguard the visual amenities of the area (policies Q2 and Q9 of the
London Borough of Lambeth Local Plan (2015)).

11.5

Prior to any D1 use

Community Use Management Plan
20.

No D1 use shall commence unless a Community Use Management Plan that
includes the following details has been submitted to and approved in writing by the
local planning authority:
i) a description of the proposed D1 use and its target users
ii) operational hours for the proposed D1 use
iii) estimated numbers of staff and users
iv) measures to minimise impact of the use on the area
v) provision of community access to, and use of, the proposed D1 space
vi) a fee strategy for community access to the proposed D1 space
The D1 use shall only operate in accordance with the Community Use
Management Plan, unless any modification has been agreed in writing with the
Local Planning Authority.
Reason: To control the future use of the site in the public interest, to properly
manage any community use, to ensure that no nuisance or disturbance is caused
to the detriment of the amenity of adjoining occupiers or users of the area
generally, to protect the long-term use and viability of the business floorspace, and
to limit the chance of harmful future transport impacts (policy Q2, ED2, S2, T6 and
T8 of the London Borough of Lambeth Local Plan (2015)).

11.6 Prior to any A3 use
21.

No A3 use hereby permitted (within the flexible unit) shall commence until details
and full specifications of fume extraction and filtration equipment, and an ongoing
maintenance plan, have been submitted to and approved in writing by the local

planning authority. The A3 use hereby permitted shall not commence until the
approved details are fully implemented. The approved fume extraction and
filtration equipment shall thereafter be retained and maintained in working order
for the duration of the A3 use in accordance with the approved details.
Reason: To ensure appropriate appearance and that no nuisance or disturbance
is caused to the detriment of the amenities of adjoining occupiers or to the area
generally (policy Q2 and Q7 and ED7 of the London Borough of Lambeth Local
Plan (2015)).
11.7 Prior to occupation of more than 50% of the residential

Ensuring Provision of the Commercial Use
22.

Prior to the occupation of more than 50% of the residential units hereby permitted,
or in accordance with an alternative timetable that has first been submitted to and
approved in writing by the Local Planning Authority, the office accommodation
shall be fitted out to turnkey standards, including operational toilets, kitchen areas,
heating, air conditioning, power, lighting and data connections.
Reason: To ensure satisfactory provision of employment floorspace on the site
(policy ED2 of the London Borough of Lambeth Local Plan (2015)).

11.8 Compliance

Air quality (Non road-mobile machinery)
23.

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.

