ADDRESS:

Surrey County Cricket Club, Kennington Oval, SE11 5SS

Application Number: 18/01799/FUL

Case Officer: Mr Cuma Ahmet

Ward: Oval

Date Received: 25.04.2018

Proposal
Demolition of the existing Lock Laker Stand and other existing buildings, including a ticket office, a
security office, storage facilities and offices, and the erection of a three tier spectator stand (to increase
the overall seating capacity by 2,303 seats); a linked four storey building to accommodate a ground floor
covered concourse, reception/club shop, ticket office and hospitality and conferencing facilities; new
mesh cladding at the northern end of the Bedser Stand street elevation to match the new three tier
stand; and a minor re-alignment of the boundary railings adjacent to the Hobbs entrance gate.
Applicant:
Mr. Richard Gould
Surrey Country Cricket

Agent:
Mr Philip Dunphy
Rolfe Judd

RECOMMENDATION
1.

Resolve to grant conditional planning permission subject to the completion of an
agreement under Section 106 of the Town and Country Planning Act 1990 containing
the planning obligations listed in this report and any direction as may be received from
referral to the Health and Safety Executive.

2.

Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:
a.
b.

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 the Assistant Director of Planning,
Transport and Development, having regard to the heads of terms set out in this report
and PAC minutes, 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
requirement of the Planning Inspector.
4. In the event that the Section 106 Agreement is not completed within 3 months of
committee, delegated authority is given to the Assistant Director of Planning, Transport
and Development to refuse planning permission for failure to enter into a section 106
agreement for the mitigating contributions identified in this report and the PAC minutes.

SITE DESIGNATIONS
Relevant site designations:
Flood risk zone 3

Transport for London Route Network

Oval Gasholders HSE Consultation zone
Locally listed building

Kennington Cross Neighbourhood Association
Protected vistas

LAND USE DETAILS
Site area

0.33ha

NON-RESIDENTIAL DETAILS

Proposed

Use Class

Use Description

D1*

Assembly

Floorspace
(Gross External Area)
6,010 sq. m

* D1 use comprises a mix of hospitality, conferencing facilities and ancillary uses including bars, ticket
office, café/club chop, toilets and circulation space.
RESIDENTIAL DETAILS
N/A
PARKING DETAILS

Existing
Proposed

Car Parking
Spaces
(general)
0
0

Car Parking
Spaces
(Disabled)
0
0

% of
EVCP

Bicycle
Spaces
0
0

Motorbike
Spaces
0
0

Executive Summary
Surrey County Cricket Club (SCCC) seek planning permission for the erection of a four storey conferencing
and hospitality building and replacement spectator stand (Lock and Laker) located at The Pavilion End of the
Oval Stadium. These proposals represent a continuation of the applicant’s long term aim of maintaining and
enhancing the Oval’s reputation as an important international sporting and hospitality venue.
The Pavilion End of the stadium has been the subject of previous proposals to enhance existing spectator
facilities and conferencing capabilities similar to those now provided at the Vauxhall End of the ground. The
proposals have included a scheme to increase existing spectator facilities incorporating hotel and new 5 storey
building for office/conferencing (2010); a second scheme comprising the replacement of the Peter May and
Lock Stand (June 2015); and a third scheme involving the addition of a 4 storey building for office/conferencing
functions known as One Oval Square (December 2015).
The current proposal largely replicates the form and siting of the One Oval Square scheme which was
approved in December 2015. The design of both the new spectator stand and new One Oval Square building
maintains a subordinate relationship to the locally listed Pavilion by remaining lower in height and using quality
materials that will emphasise both the old and new.
Both the new Lock Laker Stand and One Oval Square building is acceptable in land use terms and the provision
of facilities for hospitality and conference functions.
The application would generate a very low number of vehicle movements with the largest number of trips
afforded to passenger transport. It is equally anticipated that servicing and delivery requirements would not
significantly change within the development.
In terms of sustainability of building, the proposed design would achieves a pre-assessment BREEAM rating
of ‘68% which is Very Good’ with further commitments made to ensure the development is capable of
connecting to a future DHN should it become available.
Due to the nature of the proposed uses, there is no CIL liability associated with this development. A
comprehensive heads of terms have also been recommended to be secured to ensure that the impacts from
the new uses are appropriately mitigated/managed.

OFFICER’S REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee
in accordance with Article 1 of the Committee’s terms of reference as it relate to a development
having a floorspace of greater than 1,000sq.m.
Refer to Terms of Reference here:
http://moderngov.lambeth.gov.uk/mgCommitteeDetails.aspx?ID=600

1.0

APPLICATION SITE AND SURROUNDINGS

1.1

The grounds of the Surrey County Cricket Club (the Ground) are bounded by Kennington Oval
and cover an area of approximately four hectares. The site lies adjacent to the Vauxhall
Conservation Area to the north-west and St Marks Conservation Area to the south-west. Grade
II listed buildings, namely St. Mark's Church of England Primary School (at the western end of
the site) and Oval House 52-54 Kennington Oval (towards the eastern end of the site) are also
located adjacent to the site. There is also a Grade II listed terrace on the northern side of
Harleyford Road, Nos. 43 to 63.

1.2

A mixture of residential, community, commercial and industrial uses surround the Ground. The
majority of the residential accommodation is provided within the neo- Georgian Kennington Park
Estate comprising five-storey purpose built blocks of flats constructed during the inter-war
period. There are other adjacent uses such as The Oval Theatre and Archbishop Tenison's
School on the southern aspect of Kennington Oval and St. Mark's School at the western junction
of Kennington Oval and Harleyford Road. The Kennington Gasholder station is located to the
north of the site comprising 4 x gas holders of which the largest is located approximately 40
metres from the perimeter wall of the Ground, and approximately 53 metres from the application
site as indicated in red ink on the submitted site plan.

Figure 1: Aerial view of application site
1.3

The application site is located at the Pavilion End of the Ground, encompassing the adjacent car
park and adjoining the Lock and Laker Stands. The six- storey Pavilion constructed between
1895/7 presents its finest principal elevation to the cricket pitch, while its more conservatively
detailed rear elevation faces onto the streetscene of the Kennington Oval and Harleyford Street
to the south-west. The Pavilion building is locally listed.

Figure 2: Pavilion building view outside onto Harleyford Road

Figure 3: Exterior of Lock and Laker Stand onto Harleyford Road

Figure 4: Existing interior views of Peter May Stand, Pavilion, Lock/Laker and Bedser Stands (left to right)
1.4

The Ground is highly accessible by public transport with a PTAL Level 6b. The Oval underground station
(Northern Line) is approximately 130m away from the site, while Kennington underground station (Northern
Line) and Vauxhall underground (Victoria Line) and Vauxhall train stations are a few minutes walk from the site.
Waterloo major rail terminus is 5 minutes from the site by train. There are numerous bus routes running past
and near the Ground connecting the site to and from Victoria, Waterloo and London Bridge major rail terminal.

2.0

Proposals

2.1

The stadium has undergone significant redevelopment in recent years to enable it to remain competitive as an
international and national sports venue as well as ensure that it provides modern and attractive facilities for
visiting spectators. This is best illustrated in the completion of the new OCS Stand in 2005 at the Vauxhall End
of the stadium and more recently the addition of the new Peter May Stand in early 2017.

2.2

The current proposals represents a continuation of this programme of improvements and specifically involve the
following key elements:

i.
ii.
iii.
iv.
v.

Demolition of existing Lock and Laker Stand and associated buildings;
Erection of 3 tier spectator stand comprising a total seating capacity of 2,303 seats;
Linked 4 storey building comprising a concourse, reception/club, shop, ticket office and hospitality and
conferencing facilities;
New mesh cladding at northern end of Bedser Stand (Pavilion) to integrate into new 3 tier stand; and
Minor re-alignment of boundary railings adjacent to the Hobbs entrance gate.

Demolition and erection of new 3 tier spectator stand and associated buildings
2.3

The existing Lock and Laker Stand (1,317 seats) is proposed to be demolished and replaced by a new 3 tier
spectator stand partially cantilevered over the recently completed Peter May Stand. The new 3 tier stand will
create 2,303 net additional seats of which: 1,540 will be incorporated into the first tier; 1,317 seats in the second
tier (includes 4 accessible seats) and a smaller third tier accommodating 749 people (includes 10 accessible
seats). The existing circulation core for the Peter May Stand will be relocated. The seating arrangements are

illustrated in Figure 5 below.

Figure 5: Seating capacity and arrangement
2.4

All three tiers are designed to connect with the new One Oval Square proposals (discussed in paragraphs 3.5 –
3.7 below). The third level tier will be connected to the One Oval Square building throughout a large open roof
terrace.
Linked 4 storey building (“New One Oval Square”)

2.5

The design of the new One Oval Square building is linked to the 3 tier spectator stand and will be four storeys in
height. The building maintains ground floor circulation between the Pavilion and the new Peter May Stand
through introducing a covered concourse area that is served on either side by toilets and bar areas. Other
proposed ground floor uses include a lobby, reception (including small café and club shop), ticket office and
security office all of which will be accessible from the Kennington Oval frontage. Lifts and stair core accesses
make up the rest of the ground level.

Figure 6: Proposed ground level (concourse) layout
2.6 The first and second levels of the building are double height open spaces which will accommodate conferencing
and hospitality spaces that include bars, toilet facilities and a private terrace with views of the pitch. These
facilities are intended for use on both match and non-match days. The third level of the building will mainly
accommodate an open roof terrace for spectators with accompanying enclosure for circulation, bar, toilets and
kitchen areas. Mezzanine spaces at each level have been created from the double height space to
accommodate additional plant, storage and toilets.

Figure 7: Proposed first, second and third floor layouts

2.7

Both the new stand and hospitality building have two circulation cores, one adjacent to the existing Pavilion and
the other towards the north of the application site. All areas within the scheme will be wheelchair accessible with
step free access to all levels. A total of 14 wheelchair accessible seats, plus companion seats, will be provided

within the new stand.
2.8

The appearance of the new One Oval Square building follows a similar architectural theme with the previous
approved scheme under 14/03290/FUL. The proposed design involves a classically proportioned façade that has
vertical rhythm due to the narrower bays and double width columns, including smaller window openings that
conceal the inactive functions behind. In terms of materials, the design predominantly proposed the use of brick on
its main street facing elevation and reconstituted stone along part of the (inside) Pavilion courtyard elevation. At
ground level onto Kennington Oval, the elevation changes to represent the function that is proposed to be hosted
behind.

Figure 8: Proposed appearance onto Kennington Oval (main street elevation)
2.9

The fourth level and roof are recessed back from the lower levels (and each other) and are also expressed in
different materials. The fourth level is proposed to comprise a white ceramic façade with decorative patterns
applied including bronze framed windows to the Pavilion Courtyard side with the return elevation facing onto
Kennington Oval finished in reconstituted stone with bronze coated aluminium elements. The roof will be an
aluminium construction finished in metallic powder coated bronze.

Figure 9: Proposed Pavilion courtyard elevation (part only)

Figure 10: Proposed scheme elevations

2.10 The northern end of One Oval Square will comprise a brick tower element accommodation the core for the new
stand. This will enable to segregate the different functions in terms of conference and hospitality facilities
contained in the new One Oval Square building and the spectator seating facing into the ground.

Figure 11: Proposed new brick tower to northern end of One Oval Square
Mesh cladding new boundary treatments
2.11 The application proposes to install (metal) mesh cladding to the northern end of the Bedser Stand street elevation
to replicate the same treatment proposed for the new core for the new Lock Laker Stand and One Oval Square
building (see Figure 12). The applicant has indicated that the mesh cladding could accommodate club related
advertising as shown although this is not currently a feature/detail submitted for formal approval as part of this
application.

Figure 12: Proposed location of mesh cladding treatment

2.12 The proposed demolition of the existing ticket and security office building enables the realignment of the front
boundary in order to accommodate new entrance gates and railings. The revised boundary treatment would result
in larger public realm outside the stadium. Details of the new gate entrance and railings have not been provided
at this stage of the application.

Figure 13: Proposed realignment of boundary

3.0

AMENDMENTS

3.1

Minor amendments were made to the first, mezzanine and second floor plans (T20P12/2B; T20P11/2B and
T20P11_1/2B) to ensure that window openings are correctly shown with Proposed Elevation B-B and the
submitted CGI.

4.0

PLANNING PERFORMANCE AGREEMENT

4.1

A Planning Performance Agreement was formally entered into in March 2018 following two pre-application
meetings with Lambeth planning and design officers in November 2017 and February 2018.

5.0

RELEVANT PLANINNG HISTORY

5.1

The most relevant determinations relating to the application site are listed below.
Vauxhall End (northern half of stadium)

5.2

Planning permission was granted on 19.11.2001 (Ref. 01/02120/FUL) for the demolition at the Vauxhall end of the

remaining stands and the erection of a new seating stand incorporating a concourse and hospitality level providing
ancillary facilities for ground management.

5.3

Planning permission was granted Subject to s.106 on 13.10.2003 (Ref. 02/03411/FUL) for the demolition of the
existing temporary and permanent stands, hospitality facilities and other buildings/enclosures at the Vauxhall End
of the Ground, and replacement with one modern Stand with 5 levels and one main curved roof and including an
open air 'hospitality terrace' on the 5th level and a landscaped screen running around the public facade of the
Stand, and containing spectator seating, banqueting, hospitality, conferencing and exhibition space with
associated services including bars, offices, kitchens, media centre, education centre and shared community
floorspace, resulting in an increase in ground capacity from 19,000 to 23,000.

5.4

Planning permission was granted Subject to Variation of Conditions and Deed of Variation to the Existing Legal
Agreement on 17.03.2005 (Ref. 04/00746/FUL) for: Amendments to planning permission Ref. 02/03411/FUL
(Replacement of the existing stands and other buildings/enclosures at the Vauxhall End of the Ground with one
modern stand with 5 levels), granted on 11/09/2003, with respect to:
(i)

Extension to footprint of approved building adjacent to the Shared Sports Community Space.

(ii)

Use of lightweight metal staircases at each end of the external circulation terraces and to the third floor
external terrace at the Shrewsbury House end of the stand.

(iii) Alterations to the layout at fourth floor level.
(iv) Revisions to the roof design including a lighter structure, the use of curved roof supports and the replacement
of some of the translucent roof covering (around edges) with standing seam sheeting.
(v) Together with further details of the proposed screening to the terraces, hard and soft landscaping, boundary
wall treatment and associated alterations.
5.5

A temporary planning permission for a period of 5 years was Granted on 07.09.2007 (Ref. 06/02351/FUL) for
amendments to Schedule 10 of the Section 106 Agreement and Condition 9 of Planning Permission Ref:
02/03411/FUL dated 13/10/2003 (Erection of a new stand at the Vauxhall end of the ground) with respect to
variation of hours of operation of the stand, including hours of preparation for conferences and events (inc catering
and deliveries) and operation of conferences, banqueting, cricket matches and events (Section 106) and variation
of the hours of operation of the open air hospitality terrace on cricket match days and to allow use on non-cricket
match days (Condition 9).

5.6

This application was reconsidered in 2011 following the end of the temporary period permitted by the condition.
The decision allowed for a permanent variation rather than a temporary period under Ref: 11/03129/FUL
Pavilion End (southern half of stadium)

5.7

Planning permission was Granted on 28.01.1988 (Ref. 87/01221/PLANAP) for the erection of a new sports centre
with associated facilities of changing shower accommodation, bar and snack bar, together with new players, press
and spectator facilities, including boxes, bar and dining accommodation (Known as the Bedser stand sited
adjacent to the south-western facing elevation of the Pavilion and housing a gymnasium which has been open to

the public).
5.8

Planning was refused under delegated powers on the 11.10.2007 (Ref: 07/02442/FUL) for the replacement of the
existing Surrey Tavern and Lock, Laker and Peter May Stands and other minor associated buildings/structures to
create a new plaza and the erection of a six-storey stand incorporating 1,590 additional spectator seats, hospitality
and ancillary facilities, together with the erection of a new five-storey building with set back roof plant 168
bedrooms hotel with top floor restaurant fronting Kennington Oval, incorporating basement car park for 57 spaces
and the erection of a new two-storey ticket/security office and turnstile system with associated landscaping and
infrastructure. The reason for refusal given was: “The proposed application site is located within Inner and Middle
Consultation Zones - as designated by the Health and Safety Executive - in relation to the proposal's proximity to
the Kennington Gasholder station, and as such, would place new occupiers of the proposed spectator stand and
hotel at an unacceptable risk of harm in the event of a major incident involving this same gasholder station. The
proposal is therefore considered contrary to Policy 54(g) of the adopted London Borough of Lambeth Unitary
Development Plan - August 2007.” Following the calling in of the application at the request of the HSE and
subsequent Planning Inquiry, planning permission was granted by the Secretary of State (for Communities and
Local Government) on the 08.06.2009 for the replacement of the existing Surrey Tavern and Lock, Laker and
Peter May Stands and other minor associated buildings/structures to create a new plaza and the erection of a sixstorey stand incorporating 1,632 additional spectator seats, hospitality and ancillary facilities, together with the
erection of a new five-storey building with set back roof plant containing a 168 bedrooms hotel with top floor
restaurant fronting Kennington Oval, and incorporating basement car park for 57 spaces, together with the
erection of a new two-storey ticket/security office and turnstile system with associated landscaping and
infrastructure. (Ref: 07/04598/FUL).

5.9

On 28th September 2010 the local planning authority granted outline planning permission (Ref: 10/01969/OUT) for
the replacement of the existing Surrey Tavern and Lock, Laker and Peter May Stands and other minor associated
buildings and structures to create/facilitate the provision of a new plaza, the erection of a six storey stand and
single tier terrace incorporating 1,830 additional spectator seats, hospitality and ancillary facilities, the erection of a
new five storey 190 bed hotel including restaurant/bar and full height atrium; along with alterations to the existing
pavilion restaurant/bar and full height atrium; along with alterations to the existing pavilion including a new portico
and the formation of a new concourse; provision of a basement car park; and the erection of a new two storey
ticket/security office and turnstile system along with associated boundary treatment.

5.10 In January 2013, Reserved Matters permission (Ref. 12/03060/REM) was granted with respect to the landscaping
associated with the outline permission as well as variations to Condition 25 and 26. No other reserved matters
remain outstanding.
5.11 The Council received alternative plans in February 2015 (Ref. 15/00321/FUL) for the demolition of the existing
Peter May and Lock Stands and the erection of a new single tier spectator seating stand providing 1,309 new
seats. Planning permission was granted in June 2015 and was also subject to a Section 106 agreement.
5.12 Concurrent with the abovementioned scheme in paragraph 2.11, the SCCC also proposed a new office and
match-day hospitality comprised within a 4-storey building and referred to as One Oval Square (Ref.
14/03290/FUL). This was granted planning permission in December 2015. This scheme is particularly relevant
insofar that this aspect of the development is re-incorporated within the current proposals to redevelop the Lock
and Laker Stands.

6.0

CONSULTATIONS
Statutory External Consultees

6.1

Environment Agency has no objections subject to inclusion of conditions relating to mitigating contamination risk;
verification of remediation post completion, details of piling/foundation designs and prevention of infiltration of
surface water by new drainage systems.

6.2

Historic England has raised no objections.

6.3

Thames Water has raised no objections.

6.4

Sport England has raised no objections.

6.5

Metropolitan Police has raised no objections although advises that the proposals are conditioned to achieve
Secure by Design accreditation.

6.6

Counter Terrorism and Security Advisors has no objections although recommend that all glazing levels are
designed in accordance with CPNI EBP 01/14: April 2014 guidance “Measures to improve the blast resistance of
glazing and a copy of the Structural Blast Engineer report to confirm standard and specifications are
accommodated within the final design; details of Hostile Vehicle Mitigation to limit/manage access for vehicles and
measures to enable the lock down of the site to prevent access to the site in the event of a terrorist intervention.
All measures to be agreed at detailed design stage and prior to commencement.

6.7

Transport for London (TfL) has no objections subject to conditions that will secure the following : an updated event
management plan, delivery and servicing plan, construction logistics plan and staff travel plan.

6.8

Health and Safety Executive (HSE) has no objections although their statutory advice to refuse remains applicable
should the applicant(s) not agree to the imposition of a Grampian condition that will prevent occupation of the
proposals until such time the Hazardous Substances Consent (HSC) for the gasholder station has been revoked.

6.9

London Underground has no objections subject to planning condition to secure (prior to commencement) a
detailed design that will ensure protection of their tunnel assets.
Internal Consultees

6.10 Design and Conservation has no objections subject to planning conditions to secure details on all external facing
building materials (includes roofing), lighting (level and type); advertisements/signage and hard and soft
landscaping (includes boundary treatments along Kennington Oval).
6.11 Employment & Enterprise has no objections subject to securing non-financial benefits comprising meeting 25%
jobs target (locally); apprenticeships and paid placements including financial contributions as set out in paragraph
8.8.3.
6.12 Bioregional (Energy Advisors) has no objections subject to planning conditions to secure a sustainability
assessment drafted in accordance with the Mayors Sustainable Design and Construction SPG, submission of
BREEAM Design/Post development Stage certificates and summary score sheet demonstrating achievement of
Very Good (63%) (both prior to commencement of above ground works); details of how overheating and reliance

on active cooling will be reduced in line with the Mayors cooling hierarchy; detailed specification of the green roof
to be installed prior to installation; details of PVs for review prior to first occupation; design stage and “final
certificates” confirming building in compliance with approved Energy Strategy and appropriate mechanism to
ensure shortfall in carbon reductions (to 35%) is made up in planning applications for future stadium
expansion/improvement.
6.13 Lambeth Transport has no objections subject to securing updates to existing Servicing and Delivery Management
Plan, General Management Plan, Identified Coach Sites/Plan Safety Management Plan, Spectator Management
Strategy, Taxi Management Plan, Travel Plan,
Temporary Parking Sites Plan (operational and wheelchair parking only) and Waste and Recycling Plan. In
addition, it is requested that 6 new Sheffield stands are secured via planning condition. Off-site highways works
relating to the potential pavement widening and raised table on Kennington Oval should be secured via S106.
6.14 Lead Local Flood Authority (LLFA) has no objections subject to details of SuDS Strategy being agreed before
development commences.
6.15 Lambeth Waste Collection (Veolia) has no objections.
6.16 Regulatory Services (EHST) has no objections subject to planning conditions which secures for agreement prior to
commencement the following: Construction Environmental Management Plan (CEMP); pre-demolition and
refurbishment asbestos survey; details of internal and external plant; details of noise emissions from building
services plant and machinery; noise assessment; restrictions relating to hours of use (including use of garden
terrace); details of customer management plan; delivery and servicing management plan and external lighting
details.
Adjoining owners/occupiers
6.17 A site notice was displayed from 11/05/18 to 01/06/18 and the application was also advertised in the local paper
from 11/05/18 to 01/06/18. The formal consultation period ended on 01/06/18. Re-consultation in relation to the
amendments described in paragraph 3.1 above was not required given their minor nature.
6.18 Six representations received during the consultation period. One was in support, five were in objection. A
summary of the concerns raised is set out below:
Summary of objections
Amenity
Residents in Lockwood House could suffer up
to 50% loss in light. This could materially
affect their health and wellbeing
New stand large and overbearing to local
residents and needs of cricket club.
Transport
Full Operational Management Plan should be
secured to ensure increased movement of
customers is managed in an appropriate
manner particularly at the end of the game.

Response
.
Refer to paragraphs 8.3.1 – 8.3.25

Refer to paragraphs 8.3.3 -8.3.7

The stadium is subject to a variety of existing
obligations that requires it to ensure that visitor
impacts on match days are managed. Should
these planning permission be given these

obligations will be required to be updated to
incorporate the approved uses.
Works will cause disruption to local traffic and
burden Kennington and Oval stations further.
Design
Amending conditions should be imposed to
ensure façade is in Portland Stone or similar
and ideally windows of a smaller size as
agreed in 10/01969/OUT which is more in
keeping.
CGI of the stand and forecasted impact on
the view from my property is inaccurate.

Refer to Section 8.4

Refer to Section 8.2

CGI views are intentionally used to illustrate
views of the proposals in context and are not
used to evaluate harm to amenity.

Residents and Amenity Groups
6.19

Resident and amenity groups listed in Appendix 1 of this report were notified of the application at the same time as
local residents. No comments have been received to date.

7.

POLICIES

7.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning decisions to be made in
accordance with the development plan unless material considerations indicate otherwise. The development plan
in Lambeth is the London Plan (2016, consolidated with alterations since 2011) and the Lambeth Local Plan
(September 2015).

7.2

The new Draft London Plan was published on 1 December 2017 (updated August 2018) 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. Officers consider that this
should be afforded very limited weight at this stage.

7.3

The Draft Revised Lambeth Local Plan was published on the 22nd October 2018 and is now subject to public
consultation until 17th December 2018. At this time the amendments to the Local Plan are not considered to carry
any weight.

7.4

The latest National Planning Policy Framework was published in 2018. 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.

7.5

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

8.

ASSESSMENT

8.1

Land Use

8.1.1

Policy PN8 of the Lambeth Local Plan (LLP) supports the development at the Oval Stadium to extend and improve
the range and quality of facilities including those to serve the local community and improving the relationship of the
stadium with the adjoining area. Similarly, Policy ED11 reinforces this approach more generally by supporting the
promotion, safeguarding and improvement of leisure, recreation, arts and cultural facilities in the borough where
they meet local and wider needs.

8.1.2

Looking at each proposals in turn, the replacement of the Lock/Laker Stand would provide tangible improvements
to spectators using/visiting this part of the stadium complex which is analogous to the continued enhancement of
the stadium as a sporting venue. The addition of large hospitality and conferencing facilities, restaurant/cafe and
club shop will further improve the existing capacity of the club to host events on both match and non-match days.
The Oval has been able to host a wide range of conferences, meetings and community events and the additional
floorspace would again assist the ability of the club to attract inward investment into the site, the local area and
wider borough.

8.1.3

The diversification of both non-sporting activities within the stadium site and the enhancement and improvement of
existing spectator facilities will increase the attractiveness of the stadium for spectators as well as support the
future vitality and viability of the stadium by enabling it to generate alternative income streams outside the cricket
season (October to March).

8.1.4

The provision of additional catering facilities within the stadium is compatible with the aforementioned aims of
objectives of Policy PN8 and ED11, however, these facilities should be considered in the context of their potential
impact on residential amenity.

8.1.5

For all intents and purposes, the principle of development in this location has previously been established in the
2010 outline planning permission (“Hotel” scheme) and 2015 full planning permission (“One Oval Square” scheme)
(refer to paragraphs 5.9 and 5.12 – Relevant History). In addition, it should also be noted that these proposals
would not result in any loss of existing sporting facilities insofar that it may result in a reduction to playing surface
or spectator seating.

8.1.6

Overall, the current proposals are considered to make a positive contribution to the continued enhancement of the
venue as a world class sporting complex as well as improving its versatility as a non-sporting venue. Therefore in
regard to the principle of land use, the proposals would comply with the aforementioned planning policies.

8.2

Design and Conservation

8.2.1

The site is not within a conservation area and the proposed development will have only a limited impact on the
nearby St Marks Conservation Area which in principal comprises views along Harleyford Street from the direction
of the Oval Station. However, as this is a key route in which most visitors will arrive at the stadium the views are of
some significance. 54 Kennington Oval (Grade II Listed) is located to the southwest of the application site although
its setting is unlikely to be affected by the proposed development. The South East Pavilion and Hobbs Gate are
locally listed for their architectural and historical significance and the impact on their setting is considered carefully.
Whilst the site also sits within the ‘Primrose Hill summit 4A.2 (LVMF)), the current proposals are much lower than

the prescribed threshold height of 43.5m indicated in the LVMF and therefore not visible in this view and cause no
harm.
8.2.2

Scale, massing, layout and appearance

8.2.3

The proposed development is similar to the 2010 (Hotel) and 2015 (One Oval Square) schemes approved in this
location (see Figure 14 below) particularly in terms of height, mass and overall bulk.

Figure 14: Comparison illustrations 2010, 2015 and current scheme.
8.2.4

This current scheme proposes an increase in the overall height of the building by approximately one storey with
a partial pitched setback forming the final storey. The overall height of the building would not be higher than The
Pavilion and as such would not emerge over the local listed building. Furthermore the generous setbacks of
upper storeys reduces the perceived mass of the building which would not overwhelm or dominate The Pavilion
or adjoining streets. It is considered that this marginal increase in height is acceptable and will not pose any
harm to the surrounding townscape. The proposed increase in height of the Peter May stand to the north of the
scheme is similarly considered acceptable.

8.2.5

The overall depth of the building footprint in this scheme has increased by 2 metres compared to the previous
(2015) One Oval Square approved scheme with the proposal now adjoining The Pavilion and the Kennington
Oval building line located along the sites boundary with Kennington Oval pedestrian footway. This is acceptable
subject to the recommendations relating to material colour and relationship to The Pavilion which is discussed in
the following paragraphs in relation to the proposed new One Oval Square building.

8.2.6

Architectural Expression and Material Treatment
One Oval Square

8.2.7

The general approach towards the architectural treatment of the primary building is supported. Elevations have
dense grid expression with a defined base and attic creating a highly modelled façade. Red brick would be the
predominant material within the main façade and is welcome as it relates positively to the surrounding context.
Stone horizontal banding is used to accentuate floor slabs and serves to break up the continuous vertical brick
columns along the elevation. Stone is also proposed at the main facing material within the courtyard elevation
adjacent to The Pavilion and provides a neutral contrast which would not compete with the deep red brick of The
Pavilion. The bay studies evidence a thorough approach to the detailing of the building. To ensure that a high
quality appearance is achieved, appropriate planning condition(s) are recommended to agree details of materials
to be used in the double height entrance (doors/security), shop front of the ticket hall entrance and shop from
Kennington Oval as well as key construction details showing how different materials interface with each other.

8.2.8

With respect to the proposed use of PPC aluminium metallic bronze cladding for the mansard roof, following
further clarification from the applicant architects, officers now accept the use of this material and its finish subject
to a planning condition agreeing samples and details of fixing method. The use of ceramic decorative panels are
supported in principle again although the final pattern design and colour are requested to be agreed via an
appropriately worded planning condition.
Peter May Stand Extension

8.2.9

The design of the Peter May Stand extension deals with a number of challenging elements including an existing
lighting fixture where the main building and Peter May stand connect. The applicant has managed to deal with
various elements effectively whilst achieving a clear and cohesive design language.

8.2.10 The lightweight cladding that will cover the structure and services in the new stand is acceptable in principle
although further details of this will need to be agreed via planning condition. The balustrade detail will need to
remain as simple as shown in the view renderings in order to avoid heavy detailing and cluttering of stair
structure. Design officers have suggested frameless glass and if this is not achievable for technical reasons then
a simple detailing will be required and secured through condition.

Signage and lighting
8.2.11 The applicant has indicated that the signage area shown either side of The Pavilion building/Bedser Stand is
intended to be non-illuminated panelling set behind a mesh interface or a contrasting painted effect that is
applied to the mesh. Details of the final approach can be agreed by planning condition. With regard to the type
and level of lighting, it is recognised that this will be an integral part of the scheme and therefore further details
are recommended to be secured by planning condition.

Public realm and boundary treatment
8.2.13 Detailed specification of works effecting the public realm have not been fully defined at this stage although this
can be agreed via planning condition. In terms of the boundary treatment, SCCC has clarified that the scale,
design and materials for the new boundary treatment along Kennington Oval will match the existing boundary as
shown in the supporting CGI. Notwithstanding, it is recommended that should planning permission be given this
detail is agreed by planning condition to ensure that the setting of the locally listed boundary is preserved.
8.2.14 In conclusion, the proposed development would be acceptable in its context and would contribute to high quality
design, complementing the existing Pavilion building and recently completed Peter May Stand within views from
the south and east. The development therefore complies with the aims and objectives of LLP Policies Q6 and
Q7 in terms of achieving good design including LLP Policies 20, 23, 25 and relevant national policies that are
relevant to the protection of heritage assets. A number of conditions are recommended to be included should
planning permission be granted requiring further details to be submitted prior to the commencement of
development to ensure the high quality appearance (as proposed) is not compromised.
8.3

Amenity for Neighbouring Occupiers

8.3.1

Daylight and Sunlight

8.3.2

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

8.3.3

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

8.3.4

In accordance with Lambeth Local Plan 2015 Policy Q2 (Amenity) the application is accompanied by a Daylight
and Sunlight Assessment prepared by EB7. 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.

8.3.5

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.

8.3.6

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. Their assessment review 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) to serve a 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 (at the working
plane) 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%).










8.3.7

The following surrounding properties forming part of the Kennington Park Estate contain residential
accommodation and, due to their proximity to the development site, applicable flats within have been assessed
in terms of the effects of the proposed development upon their daylight and sunlight amenity:



1-121 Lockwood House
1-86 Lohmann House

Daylight
8.3.8

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 / set-back of existing massing and so some
neighbouring properties have existing higher levels of daylight (ordinarily, not the case for an urban location).

8.3.9

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 / set-back of existing massing), 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 or NSL of 20% to 29.9%;
 Moderate Adverse: Reductions in VSC or NSL of 30% to 39.9%; and
 Major Adverse: Reductions in VSC or NSL of equal / greater than 40%.
8.3.10

It is important to highlight that the site area has two extant planning consents;
10/01969/OUT – permission granted 28.09.10 – outline planning for hotel scheme. This scheme is broadly,
similar in footprint to the current application (we understand that there is a theoretical implementation).
14/03290/FUL – permission granted 22.12.15 – consent for a four storey hospitality and ancillary facilities.
This scheme is smaller in footprint than the current application.

8.3.11

Given the aforementioned extant planning consents, consideration in the reductions in daylight for the
residential neighbouring properties should be considered both in terms of current existing to proposed but also
in reference to the extant planning consents (i.e. ‘consented impact’). The daylight results can be summarised
as follows:
1-121 Lockwood House

8.3.12

This five storey residential block has an elevation facing the Oval and site area (following the curvature of
Kennington Oval road) plus a southern wing returning down Harleyford Street and larger wing extending on
Bowling Green Road and part along Magee Street to the north. It is the elevation that fronts onto Kennington
Oval which is main elevation for review albeit EB7 have extended their analysis to a number of windows /
rooms upon the immediate return at each southern and northern wing.

8.3.13

Lockwood House has a deck access facing away from site with associated entrance doors / hallways,
bathrooms and kitchens and in some instances bedrooms on that side. It would appear that the elevation
facing site has windows serving living rooms and bedrooms and that there are circa 64 flats within the
elevation that faces onto Kennington Oval / site. Whilst no definitive room / plan layouts of the building have
been sourced, through some research from the applicant and ourselves, it would be reasonable to conclude
that rooms are typically not greater than 4.2 metres deep (as utilised in the applicants analysis, indeed some
are not quite as deep as this) and that rooms with windows facing the proposal are typically served by one
window (excepting bay windows with side secondary windows). It is a reasonable assumption that not less
than half the rooms with windows facing Kennington Oval / site are bedrooms with the balance being living
rooms.

8.3.14

Daylight VSC : There is a significant number of windows with reductions in VSC exceeding 20% when
considering the existing VSC level to the proposed scenario VSC level; in reference to typical EIA
classification, it could be considered that in terms of adversity (those over 20% reduction and ignoring
secondary windows to bay windows);
61 No. windows – ‘minor adverse’ reductions
11 No. windows – ‘moderate adverse’ reductions
3 No. windows – ‘major adverse’ reductions (albeit to highlight, these relate to ground floor windows
immediately below a projecting bay at 1st floor and above) – the BRE Guide does recognise that the inherent
arrangement of the projecting soffit above the window is resulting in increased sensitivity and that and the
theoretical analysis consideration of analysis ‘without projection’ would result in reductions being more
equitably considered as ‘moderate adverse’.

8.3.15

Given the extent of ‘adverse’ reductions, it is relevant to consider retained values of VSC in the proposed
scenario. It is apparent that since existing VSC levels are so high / good (and unusual for an urban context),
despite some adverse reductions to VSC, in the proposed scenario, all VSC values are still at a VSC of 20 or
above, excluding isolated secondary windows and ground floor windows below projecting soffits (a VSC of 20
or above is considered still reasonable, especially in consideration of an urban locality). On that basis
(notwithstanding the extant consents and impacts within those schemes), we consider the impact of the
proposal (existing to proposed scheme scenario) in respect of daylight VSC should be considered still
acceptable (also see next item in terms of daylight distribution).

8.3.16

Daylight Distribution : The BRE Guide states that where room layouts are known, the impact upon daylight
distribution can be found and this is a standard part of the assessment procedure. Whilst definitive floor plans
are not known to Lockwood House, reasonable room arrangements can be inferred and EB7 have based their
analysis upon reasonable assumptions. There are a significant number of windows with reductions in daylight
distribution exceeding 20% when considering the existing daylight distribution level to the proposed scenario
daylight distribution level; in reference to EIA broad classification, it could be considered that in terms of
adversity (those over 20% reduction and ignoring secondary windows to bay windows);
20 No. rooms – ‘minor adverse’ reductions
24 No. rooms – ‘moderate adverse’ reductions

43 No. rooms – ‘major adverse’ reductions (also includes 3 No ground rooms with windows immediately below
a projecting bay at 1st floor and above).
8.3.17

Typically, the daylight distribution to the rooms as existing, have extremely high levels of daylight distribution,
many close to 100% which is again unusual in an urban context. Whilst some of the reductions are adverse,
in consideration of retained values of daylight distribution in the proposed scenario / proposed development
insitu, the retained values for both ‘minor adverse’ and ‘moderate ‘adverse’ can still be considered reasonable,
especially for an urban context. For the 43 No rooms with ‘major adverse reductions’ reductions are circa
50% and such reductions require greater consideration for which we summarise the following:-

a)

The retained daylight distribution could still be considered reasonable / not unusual in an urban context
(existing massing on the site is fairly limited / set-back thus existing daylight levels are good / high and not
typical for an urban context).
It is reasonable to assume that of the 43 No rooms with ‘major adverse reductions’, half of the rooms are
likely to relate to bedrooms where daylight is considered less important to a living room.

b)

c)

In terms of supplementary analysis, in order to consider further the impact of daylight reduction, ADF has
also been considered and it can be concluded that retained ADF values are typically circa 1.2 at ground
floor and improving with storey height to circa 1.5 at 4th floor within Lockwood House. Whilst ADF is not a
‘comparative test’, guidance can be taken in that minimum target ADF for bedrooms is 1%, so since all
rooms are above this (excluding 3 No ground floor rooms served by a window below a projecting soffit),
we can confirm that bedrooms will still retain above a minimum ADF target. For living rooms, whilst the
minimum target is for an ADF of 1.5, it is evident that existing ADFs to the ground floor living rooms are
circa 1.5%, thus already at minimum target. The basis of the BRE Guide is to allow a percentage
reduction to the conventional test of VSC and daylight distribution (otherwise development could never
happen) and a 20% reduction in ADF to the ground floor rooms i.e. circa ADF of 1.5 existing to circa 1.2
proposed could be considered reasonable to assist consideration on internal quality of daylight i.e.
retained levels at ground floor / lowest / worst daylit floor.

d)

The extant planning consent schemes, whilst of differing massing and arrangement, we have requested
that those scheme massings where analysed in the latest modelling utilised for this scheme application.
The results for daylight distribution are broadly similar for proposal versus the hotel 2010 scheme (similar
footprint). For the 2015 scheme, (smaller footprint), the comparison is more difficult as given the extent of
the current proposal, more windows / rooms are applicable for assessment than the 2015 scheme
proposal but broadly, the proposal versus the 2015 scheme is moving slightly worse (circa 5% to 15%) in
consideration of rooms applicable for review in both schemes. In summary, the proposal in terms of
impact is not vastly different to the extant schemes.

e)

The design of the proposal has been duly developed to effectively mitigate the effect of bring the proposed
main elevation forward (compared to the extant scheme) by slightly lowering of this front elevation and
then setting back of the upper / increased massing to the extant scheme – this is visually represented
within Image 1.

Image 1 – Sections through Lockwood House (circa mid-point on plan) with comparison of massing proposals.
Left image - section depicts extant 2015 proposal (red-outline). Mid image - section depicts current 2018

proposal. Right image depicts 2015 proposal (red) and 2018 proposal (blue). In all three section images, the
angle to the horizontal from the centre of the ground floor window of Lockwood House is the same - whilst this
is not the no-skyline (which would be from the head of the window but following not too dis-similar the angle
depicted), the images convey broad consistency of proposal context / height massing obstruction.

f)

8.3.18

In further reference to Image 1, the proposed massing could be considered proportionate in reference to
‘mirror-development’ i.e. similar massing to Lockwood House mirrored onto the Oval site utilising the midroad point as the equitable mirror position. Whilst it is appreciated that Lockwood House is not a new
building, it is recognised that the block does face a commercial sporting facility with some degree of
anticipation of reasonable development as the venue seeks to adapt to modern / future requirements.
In consideration of the aforementioned items a) – f), we consider on balance, the daylight impact upon
Lockwood House could be considered acceptable, including due consideration also to VSC and the overall
urban context and daylight values more usually considered in the urban context.
1-86 Lohmann House

8.3.19

This five storey residential block effectively has three main / similar elevational wings along Bowling Green
Street, Kennington Oval / facing site and Clayton Street. It is the elevation that fronts onto Kennington Oval
which is the applicable elevation for review albeit EB7 have extended their analysis to a number of windows /
rooms upon the immediate return at the southern / Bowling Green Street wing.

8.3.20

It is considered that Lohmann House is of similar arrangement to Lockwood House with a deck access facing
away from site with associated entrance doors / hallways, bathrooms and kitchens and in some instances
bedrooms on that side. It would appear that the elevation facing site has windows serving living rooms and
bedrooms (circa one-third of the flats within Lohmann House within the elevation that faces onto Kennington
Oval / site). Similar to Lockwood House, no definitive room / plan layouts of the building have been available
(similar arrangement assumed).

8.3.21

Daylight VSC : The majority of reductions in VSC do not exceed 20% / readily meet BRE Guide target criteria
(there are only 6 No. windows with a reduction exceeding with such reduction being consider ‘minor adverse’
in reference to typical EIA classification). For VSC reductions, we consider such reductions / impact from the
proposal should be considered acceptable (typically high VSC values also retained).

8.3.22

Daylight Distribution : Based upon similar reasonably assumed room arrangements to that of Lockwood
House, the majority of reductions in daylight distribution do not exceed 20% / readily meet BRE Guide target
criteria (there are only 8 No. rooms with a reduction exceeding with such reductions being consider ‘minor
adverse’ to 6 No rooms and just falling into ‘moderate adverse’ for 2 No rooms in reference to typical EIA
classification). For daylight distribution reductions, we consider such reductions / impact from the proposal
should be considered acceptable (typically high daylight distribution values also retained).

8.3.23

In summary, the reduction in daylight for Lohman House should be considered reasonable.

Sunlight and overshadowing
8.3.24

On the aspect of sunlight to neighbouring habitable rooms (living rooms are the main sun important rooms)
and for windows applicable for consideration (those that face within 90 degrees of south) the analysis review
confirms that reductions meet the BRE Guide target criteria with only isolated exception and in such instances,
still very close to target criteria. Thus availability of sunlight to neighbouring habitable rooms (with focus upon
living rooms) typically meets BRE Guide target criteria / should be considered acceptable.

8.3.25

In terms of amenity areas, there are no formal amenity areas that could be significantly affected by
overshadowing in reference to the 2 hour amenity test at the equinox (no analysis provided but our conclusion
is apparent from neighbouring context and arrangement with site / orientation); in summary, this is acceptable
/ no material adverse impact for sunlight and overshadowing.

8.3.26

Amenity – sense of enclosure

8.3.27

Building heights in the immediate area of the stadium typically range between 5 and 7 storeys in height. The
residential mansion block of Lockwood House at 5 storeys is the nearest building most likely to be impacted
by the current proposals. At its nearest part, the elevation to elevation distance between the proposed
development and Lockwood House would be approximately 17.3 metres. An objection has been received
concerning the relationship between the development and the existing apartment block at Lockwood House
on the grounds that the proposals would be overbearing.

8.3.28

Whilst Lohmann House has a similar proximity to the application site proposals, the majority of the proposed
new One Oval Square building would not be directly visible. Therefore the impact on resident amenities at
Lohmann House insofar as sense of enclosure is concerned would be acceptable.

8.3.29

It has already been noted that the proposed building line of One Oval Square will sit directly onto the street
boundary with Kennington Oval. Compared to the hotel and previous One Oval Square scheme, the proposed
building is 2 metres closer to the residential block of Lockwood House. However, based on the current
scheme design which proposes to set back the upper levels (third storey and fourth (roof)), it is considered
that the visual presence of the building onto Kennington Oval would not be significantly different than the
aforementioned approved schemes. In addition to this, further relief in visual presence is achieved through
the articulated design of the elevations including materials used.

8.3.30

On the above basis, it is considered that the proposed development would not be perceived materially
differently by the occupiers of the nearest residential properties at Lockwood House and Lohmann House.

8.3.31

Privacy

8.3.32

LLP Policy Q2 and London Plan Policies 7.6 and 7.7 require that new development is designed to avoid
unacceptable harm being caused to amenity of surrounding uses. The layout of One Oval Square building
has been designed to locate the hospitality and conferencing spaces to look inwards behind high level
windows of the external façade which comprises mainly back of house uses (see Figure 7). The roof terrace
at level 3 has also recessed inwards from the outer perimeter of the main building. Together, the proposals
are considered to significantly minimise any opportunities for direct overlooking of residential occupiers at
Lockwood House and therefore the impact on their privacy would be acceptable in that regard.

8.3.33

The location and design of the new Lock Laker Stand does not encourage overlooking of any residential
uses.

8.3.34

Noise and vibration

8.3.35

In assessing development proposals, LLP Policy Q1 seeks that the potential for adverse noise impacts are
considered in the design of new developments. It is acknowledged that the increase in spectator capacity and
the linked hospitality and conferencing functions which can be used on non-match days will introduce new
noise sources.

8.3.36

In the case of this development the nearest noise sensitive building to the proposal under consideration is
Lockwood House which is situated directly opposite the site. However, consideration must also be given to
the fact that this proposal is for an additional building to a much larger often intensively used significant noise
generating venue. The stadium would contribute a greater noise impact than the proposed development per
se by virtue of the public address system and the cumulative output of crowd noise.

8.3.37

Members are advised that a range of measures and controls have been actively imposed on previous
consents comprising planning conditions and planning obligations to control construction based effects of
development and the operational use of the stadium and its associated facilities.

8.3.38

The applicant’s noise report prepared by Sharpe Redmore provides recommendations with respect to fixed
plant noise, noise from the public address system, increased delivery/servicing and spectator noise. The
Council’s noise advisors have verified the finding’s and recommendations in the submitted noise report and
recommend that the operational noise impacts of the new uses can be adequately controlled through
planning conditions. These include hours of use for the new hospitality/conferencing facilities including the
open-air terrace at third level, delivery and servicing management plan, attenuation of building
plant/machinery and a customer/visitor management plan.

8.3.39

With regard to minimising construction related noise/vibration impacts, a construction management plan has
been provided on behalf of the applicants. Officers recommend seeking an updated plan for agreement prior
to construction works starting including a CEMP by planning condition

8.3.40

Overall, the impact of the proposals during its construction including the post operational effects of the uses
on neighbouring residential occupiers are considered acceptable subject to the appropriate controls that have
been recommended.

8.3.41

Lighting

8.3.42

The applicants have indicated that the potential effects of light pollution and associated nuisance of the
proposals can be managed by scheme design and manufacturer industry compliance for lighting
design/installation. Given the greater proximity of the proposed new One Oval Square to Lockwood House
(including its associated public areas) it is recommended that details of the final lighting scheme (both internal
and external) is secured and agreed by planning condition to ensure that the potential for light intrusion and/or
disturbance can be managed. Lighting impacts from the new Lock Laker Stand can be controlled via planning
condition.

8.4

Transport

8.4.1

Site context

8.4.2

The application site is located in an Inner London location close to Kennington Road/Clapham Road (A3 and
TLRN) and Brixton Road (A23 and TLRN).In the immediate vicinity of the stadium, the A202 route is part of
the road known as Kennington Oval which follows the whole boundary of the stadium. There are traffic
calming measures on local roads. Either side of the stadium the A202 reverts to ‘Harleyford Road’ (to the
north-west of the Stadium) and ‘Harleyford Street’ to the south-east The site is also located a short walking
distance to Oval tube station with the development situated at the eastern end closest to the station. Vauxhall
Underground and railway station is also located 10 minutes walk to the west. There are four bus routes that

serve the site directly, with stops adjacent in Kennington Oval with a total of 14 routes considered to be within
walking distance on Kennington Park Road and at Vauxhall Station. Given therefore the proximity to public
transport communications, the application site benefits from a PTAL 6a rating classified as “excellent”.
8.4.5

The pedestrian facilities on the TLRN, particularly the Kennington Oval frontage and Harleyford Road are
narrow and will need to be considered in light of potential future increases in stadium capacity. The layout of
the ground predicates that the vast majority of spectators use the TLRN for arrival and departure from the
stadium leaving the Kennington Oval (which is closed on match days) comparatively quiet. Currently,
temporary barriers are put up to reduce the likelihood of overspill into the carriageway and pedestrian
crossings are stewarded. In terms of accident statistics, there are no identified trends related to the dates
when major attendances occur at the Oval. Notwithstanding, Lambeth Transport has requested that a review
of existing pedestrian signage between the stadium and Oval and Vauxhall stations to ensure that pedestrian
flow/safety is maintained in view of current and future increases to seating capacity. This can be secured by
planning obligation.

8.4.6

Trip generation

8.4.7

The key focus in this section is the impact of the additional 2,303 seats proposed on public transport and
pedestrian/cycle infrastructure. The 2017 travel surveys provided by the applicant’s Transport Consultant,
analyses how visiting spectators arrive at the stadium on major event days which in this case are Test and
T20 matches. Currently the survey indicates that the majority of visiting spectators arrive using the
Underground (46-47.5%) and Overground rail (33-41%) with significantly lower arrivals recorded for modes
such as cars and cyclists (0.1-0.3% and 0.1-0.4%). The destination stations for visitors to the stadium areThe
Oval and Vauxhall, accounting for between 96-98% of match day arrivals, depending on the nature of the
event

8.4.8

Taking the percentage modal splits for the most popular modes of arriving at the stadium, an additional 2,303
seats (assuming 100% occupancy) would generate a potential increase in demand of between 1000-1100
passengers for Underground modes and 760-930 passengers for Overground rail modes. Transport for
London have confirmed that the projected increase in passenger demand would be met by the existing
service frequency of 30 train services per hour on the Victoria Line to Vauxhall (from central London), and 20
train services per hour on the Northern Line to the Oval, again from central London. It is considered that there
is sufficient capacity to accommodate the projected increase in visitors.

8.4.9

TfL and London Underground acknowledge that the nature and scale of the proposals will inevitably impact
on public transport and on the TLRN although considers that the level of increase proposed coupled with the
relatively low frequency of ‘sold out’ events that coincide with peak weekday travel times will not have a
severe adverse impact on its assets or services subject to ensuring appropriate management measures are
put in place. As such, they have requested an updated event management plan (EMP) for approval in
consultation with TfL

8.4.10

Parking

8.4.11

The proposals are not seeking to include additional car parking as a result of the increase in seating capacity.
Disabled (Blue-Badge holder) parking on match days will continue with formal application for spaces
advertised on the SCCC website and 4 weeks prior to each match fixture. Disabled parking will be made
available off-site and can be pre-booked before events. Lambeth Transport Planning has requested an
additional on-street disabled parking bay in support of the proposed increase in stadium capacity. If members

are minded to grant planning permission the provision and payment can be secured via planning obligation.
8.4.11

Cycle parking

8.4.12

There are a number of cycle routes close to the site with a Cycle superhighway on Kennington
Road/Clapham Road. There are TfL Cycle hire docking stations in various locations around the site as an
alternative to other means of transport. Lambeth Transport requires that 6 new Sheffield Stands are provided
for use by both staff and visitors. This can be secured by planning condition.

8.4.13

Deliveries and servicing

8.4.14

No changes are proposed to the existing servicing arrangements at the Oval. Deliveries will continue to be
received at the Vauxhall end of the Stadium and unloaded within the enivirons of the ground and distributed
by forklift / pallet truck / trolley as required. With the exception of some security vehicles, all delivery activity
takes place via Kennington Oval gate. All vehicles enter and exit the stadium in forward gear, using the
concourse area behind the OCS stand to turn and unload as required. The OCS area of the ground is where
consolidation of deliveries occurs, with smaller vehicles such as forklifts redistributing pallets of deliveries
around the stadium to a range of kitchens, stores, bars and other associated concessions, as and when
required.

8.4.15

The proposals do not intend to intensify the vehicle use of gates at the Pavillion end of the ground, the
proposed One Oval Square development will remove non-match day parking activity from this area. The
increase in seating capacity and the provision of conferencing/hospitality areas will not lead to a proportionate
increase in delivery vehicle numbers in the build-up to Major Sporting Event Days, as most delivery vehicles
will simply be carrying more stock. Nevertheless it is recommended by Lambeth Transport that the existing
delivery and servicing management plan operated by the stadium will require updating and this can be
secured by planning obligation.

8.4.16

Further recommendations to update coach parking site plan, safety management and visitor/spectator
management plans, taxi management and temporary parking sites plan (Disabled/Blue Badge Holder Parking
only) including waste & recycling plans, will be secured via new/amending planning obligations.

8.5

Designing Out Crime

8.5.1

Policy Q3 of the LLP expects that applicant meet the standards and objectives of Secured By Deisgn initiative
and that all major development proposals address resilience to terrorism.

8.5.2

The applicant has indicated that the scheme has been designed to comply with the Secured by Design (SBD)
requirements although no details have been provided. It is therefore recommended that a planning condition
is imposed to ensure that the final design meets the objectives for SBD accreditation.

8.5.3

The proposals have also been considered by the Crime Prevention Design Advisor who raises no objections
to the proposed development. However, given the nature and type of site involved, they have requested that
the design embeds counter terrorism measures. A planning condition can be imposed to secure this detail.

8.5.4

Subject to the implementation of proposal in accordance with approved details reserved by condition, the
proposals would accord with LLP Policy Q3.

8.6

Sustainable Design and Construction

8.6.1

Policy EN 3 requires all major developments to connect to, and where appropriate extend existing
decentralised heating, cooling or power networks in the vicinity of the site unless a feasibility assessment
demonstrates otherwise. Where networks do not currently exist, developments should make provision to
connect to any planned future decentralised energy network in the vicinity of the site, having regard to
opportunities identified through the London Heat Map and area specific energy plans. LLP Policy EN 4
requires development meet high standards of sustainable design and construction feasible, relating to the
scale, nature and form of the proposal which should be demonstrated in a supporting statement as part of any
planning application. In this particular case, the Council expects that proposals for non-residential
developments be accompanied by a BREEAAM pre-assessment demonstrating that the development can
meet BREEAM ‘Excellent’ unless it is not technically feasible in which case a ‘Very Good’ rating (with a
minimum score of 63%) would be required.

8.6.2

Policy 5.2 of the London Plan relates to minimising CO2 emissions and requires any application to be
supported by an energy statement that illustrates the fullest contribution to minimising carbon dioxide
emissions in line with the London Plan energy hierarchy (Lean – Clean-Green). The target rates have now
been superseded in terms of the 2013 Building Regulations Part L2A (as amended), with an improvement of
40% from 2014-2016 (October) and zero carbon thereafter.

8.6.3

In terms of the potential for connecting the proposals to a decentralised heat network (DHN), the London Heat
Map indicates that there are no existing networks nearby. Notwithstanding, the applicants energy consultant
has indicated that the design of the building services systems will be able to accommodate for any future
DHN and therefore proposes that the feasibility of connection is considered when the on-site reaches the end
of its serviceable life-span (15-20 years). It is recommended that this commitment is secured by planning
obligation should planning permission be given.

8.6.4

The applicants Energy Strategy (August 2018) sets out a reduction of 19.4% below the quoted Target
Emission Rate (TER) of 35%. Bioregional, the Council’s Sustainability consultants have agreed that this is the
highest possible carbon reduction that can be achieved based on the most suitable energy technologies for
this scheme, e.g. air source heat pumps for space heating and cooling and high efficiency gas fired boilers for
hot water. The applicant has proposed that the shortfall in carbon emissions (to 35%) will be made up by
securing carbon savings within future planning applications for the stadium. However this suggested
approach would be contrary to London Plan Policy 5.2E which first requires that reduction targets are fully
met on-site and/or if this cannot be achieved any shortfall may be provided off-site or through a cash in lieu
contribution. Given the current policy stance and the fact that future planning applications are not within the
council’s control, it is justified to require that the applicant mitigate the immediate shortfall by making a
financial contribution towards Lambeth’s Carbon Fund. It is recommended that carbon contribution is secured
by planning obligation. Planning conditions are to be included to ensure that the development meets the very
best standards of sustainable development and includes: further details demonstrating how overheating and
reliance on active cooling will be reduced; submission of a sustainability statement which incorporates the
minimum requirements of the Mayors Sustainable Design and Construction SPG for agreement; design
details of green roofs and photovoltaic arrays and design stage and post design stage certificates to confirm
the proposed carbon emissions target is achieved.

8.6.5

The proposed development has been considered alongside the BREEAM new construction pre-assessment
and would potentially achieve a score of 68.1% which is a ‘Very Good’ rating. Bioregional has reviewed the
suitability of the BREEAM credits being targeted by the applicant and not objected subject to planning

conditions securing evidence at design and post design stages that a Very Good rating can be achieved.
8.6.6

Surface water and floods risk management

8.6.7

Para. 155 of the NPPF states that inappropriate development in areas at risk of flooding should be avoided by
directing development away from areas at highest risk, but where development is necessary, making it safe
without increasing flood risk elsewhere. Policies 5.12 of the London Plan, EN5 and EN6 of the Local Plan
seek to minimise the impact of flooding. Development must comply with the flood risk assessment and
management requirements set out in the NPPF.

8.6.8

The site is located in Flood Zone 3a which is defined as having a ‘high probability’ of river and sea flooding
and is within an area benefiting from the River Thames tidal flood defences. The site is in an area modelled at
risk of residual flooding, assuming a breach in, or overtopping of, the flood defences at given locations. Given
the nature of the proposals, they are classified as ‘less vulnerable’ uses in line with the flood risk and coastal
change section of the NPPG (Table 2: Flood risk vulnerability classification).

8.6.9

With regard to surface water flooding, the LLFA indicates that the site represents low risk of flooding from
surface water (less than 0.1% chance in any one year). Whilst officers accept that there would be a negligible
impact on the local surface water drainage network as a result of these proposals and given the existing
predominance of hard surfaces in the site, the applicant has not demonstrated adequately how it would
manage surface water in accordance with the requirements of LLP Policies EN5 and EN6. As such, the LLFA
has recommended that further details of surface water management measures are secured and agreed prior
to commencement of development.

8.6.10

The conditions requested by the Environment Agency (see paragraph 6.1) have been included should
planning permission be given.

8.6.11

Overall, subject to the mitigating measures indicated, the proposed development is not considered to
unacceptably increase the risk of flooding.

8.7

The Health and Safety Executive

8.7.1

The site is located in the middle consultation zone (MZ) for the Kennington Gas Holder Station (KGS) (see
Figure 16). The Health and Safety Executive (HSE) is a statutory consultee for development within the
consultation distance of major hazard sites.

Figure 17: HSE Zone Map

8.7.2

Where development proposals would involve a material increase in the population attending the site within
the consultation distance of a major hazardous installation, the HSE would normally advise against the
granting of planning permission. In this instance, the HSE’s has indicated that it would withdraw its statutory
advice against refusing the current application subject to a Grampian planning condition being included that
will prevent occupation of proposals until such time the Hazardous Substances Consent (HSC) for the
gasholder station has been revoked. The applicant has advised officers that a Grampian condition of this
nature is both unnecessary and inconsistent with the HSE’s previous advice and has requested that it not be
included.

8.7.3

In weighing up the advice of the HSE and the likely risk posed by the current proposals, it is useful to
understand the context of previous similar application approvals that have allowed material increases in
stadium capacity and its facilities.

8.7.4

The first relevant application was the council decision to grant planning permission in January 2008 (ref.
07/04598/FUL) for the replacement of the Surrey Tavern and Lock, Laker and Peter May Stands with a new
six-storey stand, incorporating 1,632 additional spectator seats, hospitality and ancillary facilities, and a new
five storey building containing a 168 bedroom hotel, top floor restaurant fronting Kennington Oval and
basement parking for 57 spaces. The decision was made despite the HSE’s advice against the grant of
permission recommendation and having afforded the most careful consideration of that advice and weighed it
in the context of other material planning considerations in accordance with Circular 04/2000 (this publication
was withdrawn on 7th March 2014 and replaced by the new planning practice guidance launched on 6 th
March 2014).The decision was subject to call-in by the Secretary of State (SoS). At the ensuing Planning
Inquiry, the case was re-examined in terms of the safety risks associated with the increased seating capacity
and hotel development within the consultation zone for the gasholders. The Inspector concluded that there
were site specific circumstances, such as the short-term/temporary nature of the additional population within
the ground and the presence of an existing spectator capacity at the ground alongside extensive

neighbouring development, which presented “a very small residual risk from the KSG”. The Inspector
determined that this risk was outweighed on balance by the economic and sporting benefits resulting from the
development and that the scheme should be approved, subject to a requirement for a Safety Management
Plan within the Section 106 agreement that details the evacuation and emergency procedures. The scheme
was approved on the 8th June 2009.
8.7.5

In each of the below subsequent planning applications (all of which also sought a notable increase in
spectators/visitors and employees to the cricket ground) the HSE advised against the grant of planning
permission on public safety grounds. However, officers again carefully considered the Inspector’s judgement
in the above Inquiry and determined in each case that the health and safety risk was acceptable and “worth
taking” in the overall balance of planning considerations. None of these decisions were subject to a request
from the HSE for a call-in by the SoS and no Grampian condition was attached to any of the decision notices.
 New Spectator Stand and Hotel (10/01969/OUT) – Outline planning permission for a similar
development to the appealed scheme that sought the demolition of the Surrey Tavern and Lock, Laker and
Peter May Stands and the construction of a new spectator stand (incorporating 1,830 additional spectator
seats) and a new 190 bedroom hotel along with alterations to the pavilion and the formation of a new
concourse and a new ticket block – Granted on 28th September 2010;
 Expansion of OCS Stand (13/00851/FUL) - Further increase in the capacity of the lower deck of the OCS
stand by 1,079 seats together with the installation of new toilet blocks and a replay screen – Granted on
5th November 2013;
 Peter May Stand (15/00321/FUL) - Demolition of the existing Peter May and Lock Stands and the
construction of a new single tier stand to increase overall seating capacity from 3,941 seats to 5,250 seats
(an increase of 1,309 seats) - Granted on 12th June 2015; and
 One Oval Square (14/03290/FUL) - Demolition of existing ancillary buildings and the erection of a four
storey building to provide a match day hall to incorporate hospitality and ancillary facilities and
conferencing and office facilities – Granted on 22nd December 2015 with a prior to construction condition
(condition 34) that requires the details of the resistance of the materials proposed for the development to
fire and extreme temperatures to be submitted to and approved in writing by the Local Planning Authority

8.7.6

The proposed increases in capacity and improvements to visitor experiences as a result of the current
proposals will provide significant economic and sporting benefits that outweigh the increased health and
safety risk. Similarly, the hospitality/conferencing building to the one proposed in this application was
recommended by officers (ref.14/03290/FUL) without the inclusion of a Grampian condition.

8.7.7

Members shall also note that the redevelopment of the gasholder site is now subject to a resolution to grant
planning permission for a residential led mixed use development (ref. 17/05772/EIAFUL). It is within the
context of the above planning history and appeal decision that officers consider that the imposition of a
Grampian condition to any approval for the current proposals in planning application 18/01799/FUL would be
unnecessary and inconsistent.

8.7.8

The HSE has quoted the former Cricketer’s pub, the gasholder’s station and the Tesco site as examples of
other developments where a similar Grampian condition has been attached (or is recommended by the HSE
to be attached to a planning permission). However, these examples are considered to be materially different

to the cricket ground in so far as they do not present significant economic and sporting benefits to the
Borough and are not proposing the introduction of permanent new residents on sites that are within the inner
consultation zone, where the restrictions on development are strictest.
8.7.9

Members are advised that the HSE may request the Secretary of State (SoS) to call-in an application where
the authority is minded to grant planning permission (as happened in relation to ref: 07/04598/FUL discussed
above). However, the HSE will normally consider its role to be discharged when it is satisfied that the local
authority is acting in full understanding of the advice received and the consequences that could follow. It will
consider recommending call-in action only in cases of exceptional concern or where important policy or safety
issues are at stake

8.7.10

Policy 5.22 (Hazardous Substances and Installations) of The London Plan deals with Hazardous Substances
and Installations. The Policy advises that when assessing development near hazardous installations that “site
specific circumstances and proposed mitigation measures should be taken into account when applying the
Health and Safety Executive’s Planning Advice Developments near Hazardous Installations (PADHI)
methodology (now superseded as noted above)”. In addition, the Policy states that “the risks should be
balanced with the benefits of development and should take account of existing patterns of development”.

8.7.11

Policy PN8 of the Lambeth Local Plan states that proposals for development in the vicinity of the Oval
Gasometers should seek and give due weight to advice from the Health and Safety Executive. Mitigation
measures should be included as necessary.

8.7.12

In the absence of written advice from the HSE, officers have given consideration to the previous history
detailed above and previous advice provided by the HSE as a starting point. In light of this previous history,
officers would expect that the HSE would maintain its earlier AA response ‘Advise Against development’. It
should be noted that the application site is wholly located within the middle consultation zone (MZ), which
wasn’t the case with previous referrals as some of them were part located in the inner zone. HSE guidance
states that ‘the risks and hazards from the major hazard are greatest in the inner zone and hence the
restrictions on development are strictest within that zone’

8.7.13

The earlier findings of the planning inspector are also material to the consideration. In line with London Plan
and Local Plan policies, consideration was given by the inspector to site specific circumstances and existing
patterns of development. The inspector states that the presence of existing development in the consultation
zones is a factor for the decision maker to take into account. It is noted that the present grandstands exist
alongside extensive neighbouring development whereby thousands of visiting spectators as well as
permanent residents tolerate “a very small residual risk from the KSG”.

8.7.14

The benefits of the proposal are also a consideration. Officers consider that the proposal would be consistent
with protecting, improving and enhancing the Oval Stadium as a world class sporting facility in line with Policy
PN8 as well as providing new office, commercial and events floorspace.

8.7.15

Mitigation measures in the form of a Safety Management Plan were also secured as part of a S106
agreement for the appeal scheme. This fully details the evacuation and emergency procedures which would
apply to the safety management of the ground and site, in the form of a contingency plan. The S106 also
secured the appointment of a safety management plan co-ordinator to implement, monitor and maintain the
approved safety management plan.

8.7.16

Officers consider that this mitigation measure should be secured through a planning obligation as part of the

consolidated S106 detailed below.
8.7.17

Therefore, having given careful consideration to previous advice from the HSE, previous planning history for
the site, existing patterns of development and site specific circumstances, and the mitigation measures to be
secured through the Safety Management Plan, it is officer recommendation that on balance the economic and
sporting benefits resulting from the development outweigh the increased risk, and the proposal is acceptable
and satisfactory having regard to the development plan.

8.8

Planning Obligations and CIL

8.8.1

The LLP Policy D4 and Annex 10 sets out the Council’s policy in relation to seeking planning obligations and
the charging approaches for various types of obligation. For contributions that are not covered by Annex 10,
the Council’s approach to calculating contributions is guided by the Development Viability SPD (adopted
2017) and the Employment and Skills SPD (adopted 2018). .

8.8.2

The planning obligations that are proposed are considered necessary to make the development acceptable in
planning terms, are directly related to the development and are fairly and reasonably related in kind and in
scale to the development. They are therefore compliant with the requirements of Regulation 122 of the
Community Infrastructure Levy Regulations 2010.

8.8.3

The proposed obligations to be secured through the S106 Agreement are as follows:
Employment & Skills


Financial contribution to deliver employment and skill initiatives £75,725.65; and



Provide Employment & Skill Plan to cover following aspects:

Jobs: A target of 25% jobs for local residents during construction and end use phases – all jobs (and other
opportunities) must be notified to the council in a timely manner to advertise through its channels and
developers must set out their recruitment strategies to encourage applications from local residents;
Apprenticeships: Provision of Level 2 apprenticeships – 1 apprentice per 1000sqm of development or 10
residential units;
Employability: bespoke pre-employment programmes to enable local people to access jobs being created;
End use – employment opportunities (eg paid placements or supported employment for eg people with
disabilities) for long-term unemployed – for every 2500 sqm we expect 1 placement for a minimum of 6
months. End Use obligations will apply for the first two years for all first occupants; and
Young People (11 – 19 years): a plan for working with schools, colleges and other training providers to
deliver eg careers inspiration, mentoring, curriculum support, work-based learning

Transport
 Staff Travel Plan and related monitoring fees (TBC);
 Widening of pavement or raised table on Kennington Oval adjacent to the new reception entrance (refer
drawing no. 2017-3142-103 ttp consulting);
 Review of pedestrian signage between stadium and Kennington & Vauxhall Stations; and
 One blue badge parking located on Kennington Oval (location to be determined). £10k contribution to
cover costs relating to Traffic Regulation Order and implementation.
Sustainability



Financial contribution towards zero carbon initiatives (TBC); and
Connection to DEN (Future Proofing).

Management plans/operational strategies
The approval of any necessary updates to any plans and/or strategies or similar as follows:










Event Management Plan;
Updated and/or new directional signage details to be submitted and approved before first occupation;
Updated and/or new CCTV Management Strategy to be submitted and approved before first occupation;
Updated and/or new Spectator Management Strategy to be submitted and agreed after implementation
of development;
Updated and/or new Safety Management Plan to be submitted and agreed after implementation of
development;
Updated and/or new General Management Plan;
Updated and/or new Waste and Recycling Plan to be submitted and agreed prior to first occupation of
development;
Delivery and Taxi Management Plan; and
Coach sites.

S106 Management Fees


5% cap on total value of monetary related obligations.

8.8.4

With regard to the types of chargeable development under Lambeth’s Community Infrastructure Levy (CIL),
the proposed development is not liable. In terms of the Mayoral CIL, on a without prejudice basis, liability
would equate to £137,455 based on a chargeable floor area of 5,452 sq metres. It should be noted that this
figure has not been indexed and are subject to change, with the final CIL liability being calculated at the time
it becomes payable i.e. at commencement of the development.

9.

CONCLUSION

9.1

The proposed replacement of the existing Lock and Laker Stands to enable an increase in spectator capacity
for the stadium and a redesigned One Oval Square scheme will make a positive contribution to the continued

enhancement of the Oval Stadium as a world class sporting complex. The principle of the development is
therefore consistent with LLP Policy PN8.
9.2

In terms of design, it is noted that the current scheme has not deviated too far from the approvals in 2010 and
2015. The architectural design and appearance of One Oval Square in particular is executed to a high
standard which in turn ensures that it is sympathetic to the setting of The Pavilion and the wider location. As
such, the design would comply with the aims and objectives of LLP Policies Q6 and Q7 in terms of achieving
good design including LLP Policies 20, 23, 25 and relevant national policies that are relevant to the protection
of heritage assets.

9.3

With regard to neighbouring amenities, the proposals ensure that the levels of privacy and outlook of
adjoining residential uses are maintained and they would not experience an unacceptable loss of daylight or
sunlight. Therefore the proposals comply with LLP Policy Q2.

9.4

The increase in seating capacity by 2,303 seats will have a negligible effect on existing public transport
infrastructure although measures to improve accessibility for disabled visitors on-street, additional cycle
parking provision within the ground and an update to event day and other relevant operational plans will need
to be secured.

9.5

A comprehensive S106 head of terms have been identified and are required to mitigate the otherwise impacts
of the development upon local infrastructure.

9.6

Officers consider that the Development would be in general compliance with the development plan for the
Borough and that there are no material considerations of sufficient weight that would dictate that the
application should otherwise be refused. Officers are therefore recommending approval of the scheme,
subject to conditions (including securing Section 106 obligations) in accordance with the presumption in
favour of sustainable development conferred upon Local Planning Authorities by the
National Planning Policy Framework (NPPF), further to referral to the HSE.

10

PROCEDURAL MATTERS

10.1

Before planning permission can be issued the application will need to be referred to the Health and Safety
Executive for 21 days to consider whether it shall request the SoS to call-in for their own determination. This
is set out in part 1 of the recommendation.

11

EQUALITY DUTY AND HUMAN RIGHTS

11.1

In line with the Public Sector Equality Duty the council must have due regard to the need to eliminate
discrimination and advance equality of opportunity, as set out in section 149 of the Equality Act 2010. In
making this recommendation, regard has been given to the Public Sector Equality Duty and the relevant
protected characteristics (age, disability, gender reassignment, pregnancy and maternity, race, religion or
belief, sex, and sexual orientation).

11.2

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.
11.3

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.

12

RECOMMENDATION

12.1

Resolve to grant conditional planning permission subject to the completion of an agreement under Section
106 of the Town and Country Planning Act 1990 containing the planning obligations listed in this report and
any direction as may be received from referral to the Health and Safety Executive.
1. Agree to delegate authority to the Assistant Director of Planning, Transport and Development to:
a. Finalise the recommended conditions as set out in this report, ; and
b. 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.
2. In the event that the committee resolves to refuse planning permission and there is a subsequent appeal,
delegated authority is given to the Assistant Director of Planning, Transport and Development, having regard
to the heads of terms set out in this report and PAC minutes, 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 requirement of the Planning Inspector.

12.2

In the event that the Section 106 Agreement is not completed within 3 months of committee, delegated
authority is given to the Assistant Director of Planning, Transport and Development to refuse planning
permission for failure to enter into a section 106 agreement for the mitigating contributions identified in this
report and the PAC minutes.

13.

CONDITIONS
1

The development to which this permission relates must be begun not later than the expiration of
three years beginning from the date of this decision notice.
Reason:To comply with the provisions of Section 91(1)(a) of the Town and Country Planning
Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.)

2.

The development hereby permitted shall be carried out in accordance with the approved plans
with reference numbers T90P00/2A (Location Plan); T10P00/2A (Existing GA Plan Level 0);
T10P01/2A (Existing GA Plan Level 1); T10P02/2A (Existing GA Plan Level 2); T10P10/2A
(Existing Ground Floor Plan Demolition Line); T10P11/2A (Existing First Floor Plan Demolition
Line); T20E01/2B (Proposed Elevation A-A); T20E02/2A (Proposed Elevation B-B); T20E03/2B
(Proposed Elevation C-C); T20P10/2A (Proposed Ground Floor Plan); T20P10_1/2A (Ground
Floor Mezzanine Plan Proposed); T20P11/2B (Proposed First Floor Plan); T20P11_1/2B
(Proposed First Floor Mezzanine Plan); T20P12/2B (Proposed Second Floor Plan);
T20P12_1/2A (Proposed Second Floor Plan Mezzanine Level); T20P13/2A (Proposed Third
Floor Plan); T20S05/2A (Proposed Section A-A); T20S06/2A (Proposed Section B-B);
T20S07/2A (Proposed Section C-C); T20S08/2A (Proposed Section D-D); TSK10/2A (Bay
Study - Core Elevation & Plan); TSK11/2A (Bay Study 01 Elevation, Plan & Section); TSK12/2A

(Bay Study 02 Elevation, Plan & Section) and TSK13/2A (Bay Study 03 Elevation, Plan &
Section) other than where those details are altered pursuant to the requirements of the
conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.

3.

No development shall commence until, samples and a schedule of all external facing materials
to be used within the development hereby approved have been submitted to and approved in
writing by the Local Planning Authority. The details submitted shall ensure that the information
includes the following:





Parapet detail between brick and ceramic;
Parapet detail between ceramic and aluminium cladding;
Interface between pavilion and ‘One Oval Square’ including integrated planting (street facing
and cricket pitch facing);
Details of Balustrade;
Details of ceramic panel;
Decorative brick details;
Details of window types;
Details (location, size, material and RAL) of external pipes, flues and vents including rainwater
goods;
Details of the primary entrance doors;
Details of the location, design and material treatment of external building signage;
Details of the location, design and RAL of all lighting fixtures;
Detail of the shop fronts facing onto Kennington Oval at 1:20 and 1:10 scale as relevant; and
Details of boundary’s and gates.












The development shall thereafter be carried out solely in accordance with the details approved
in writing.
Reason: To ensure that the external appearance of the building is satisfactory, to promote local
distinctiveness and to safeguard and enhance the visual amenities of the area in accordance with
Policies Q5, Q7 and Q8 of the Lambeth Local Plan (September 2015) and to ensure that the
fullest consideration can be given to the materials to be used before the commencement of
construction in accordance with Article 35(a)(ii) of the Development Management Procedure
Order (2015).

4.

Notwithstanding the approved plans, full construction details comprising sections, plans and
elevations (where appropriate) of all new soffits, barriers, handrails and enclosures, to be used
in the construction are to be submitted to and approved by the Local Planning Authority prior to
the commencement of the above ground works. The development shall be thereafter
undertaken in accordance with the endorsed details and samples.
Reason: To safeguard the visual amenities of the area in accordance with Policies Q5, Q7 and
Q8 of the Lambeth Local Plan (September 2015) and to secure the long term sustainability of the
appearance of the development and avoid the irreversible damage to the character and local
distinctiveness of the area prior to its construction in accordance with Article 35(a)(ii) of the
Development Management Procedure Order (2015).

5.

Notwithstanding the approved plans, details of all hard landscaping including plans indicating
the distribution, layout and location of these materials within the site shall be submitted to and

approved in writing prior to the commencement of the relevant phase of the development. The
development shall be carried out in accordance with the details as approved and maintained
permanently as such thereafter unless otherwise agreed in writing by the Local Planning
Authority.
Reason: To safeguard the visual amenities of the area in accordance with Policies Q6 and Q9
of the Lambeth Local Plan (September 2015).

6.

Notwithstanding the approved plans, details of all soft landscaping including plans indicating the
distribution, layout and location as well as species types, height and planting density of these
within the site shall be submitted to and approved in writing prior to the commencement of the
relevant phase of the development. The development shall be carried out in accordance with
the details as approved. The planting should be carried out in the first planting season and in
the event of failure should be renewed at the next planting season.
Reason: To safeguard the visual amenities of the area in accordance with Policy Q9 of the
Lambeth Local Plan (September 2015).

7.

Prior to the commencement of the relevant development hereby permitted, full details of any
boundary treatment, including walls, gates and railings indicating the design, appearance and
resistance to hostile intrusion, shall be submitted to and approved in writing by the Local
Planning Authority. The development shall be carried out in accordance with the approved
detail and completed prior to the first occupation of the development.
Reason: To safeguard the visual amenities of the area in accordance with Policy Q15 of the
Lambeth Local Plan (September 2015).

8.

Before any development commences, full details of the proposed demolition and construction
methodology, in the form of a Method of Construction Statement, shall be submitted to and
approved in writing by the Local Planning Authority in consultation with Transport for London
(TfL). The Method of Construction Statement shall include details regarding: the notification of
neighbours with regard to specific works; advance notification of road closures; details
regarding parking, deliveries, and storage; details regarding dust mitigation; details of measures
to prevent the deposit of mud and debris on the public highway; and other measures to mitigate
the impact of construction upon the amenity of the area and the function and safety of the
highway network. The development shall not begin until provision has been made to
accommodate all site operatives', visitors' and construction vehicles loading, off-loading,
parking and turning within the site or otherwise during the construction period in accordance
with the approved details. The details of the approved Method of Construction Statement must
be implemented and complied with for the duration of the demolition and construction process.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities
of adjoining occupiers and of the area generally, and to avoid unnecessary hazard and
obstruction to the public highway (Policies EN4 (Sustainable Design and Construction), EN7
(Sustainable Waste Management) & T8 (Servicing) - Lambeth Local Plan 2015).

9.

i.
ii.

The development hereby approved shall not commence until a Construction and Environmental
Management Plan (CEMP) has been submitted to and approved in writing by the local planning
authority. The CEMP shall include details of the following relevant measures:
An introduction consisting of construction phase environmental management plan, definitions
and abbreviations and project description and location;
A description of management responsibilities;

iii.
iv.
v.
vi.
vii.
viii.

A description of the construction programme;
Site working hours and a named person for residents to contact;
Detailed Site logistics arrangements;
Details regarding parking, deliveries, and storage; and
Details regarding dust mitigation;
Details of the hours of works and other measures to mitigate the impact of construction on the
amenity of the area and safety of the highway network; and ix. Communication procedures
with the LBL and local community regarding key construction issues – newsletters, fliers etc.

The construction shall thereafter be carried out in accordance with the details and measures
approved in the CEMP for the related phase, unless the written consent of the Local Planning
Authority is received for any variation.
Reason: This is required prior to construction to avoid hazard and obstruction being caused to
users of the public highway and to safeguard residential amenity during the whole of the
construction period. (Policies T6 and Q2 of the Lambeth Local Plan (2015)).
10. 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:
1)






a preliminary risk assessment which has identified:
all previous uses;
potential contaminants associated with those uses;
a conceptual model of the site indicating sources, pathways and receptors;
potentially unacceptable risks arising from contamination at the site;

2) a site investigation scheme, based on (1), to provide information for a detailed assessment
of the risk to all receptors which may be affected, including those off site;

3) the results of the site investigation and detailed risk assessment referred to in (2) and,
based on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken;

4) a verification plan providing details of the data which will be collected in order to demonstrate
that the works set out in the remediation strategy in (3) are complete and identifying any
requirements for longer-term monitoring of pollutant linkages, maintenance and
arrangements for contingency action.
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 Secondary Aquifer and
within a groundwater Source Protection Zone (SPZ2), and it is possible that the site may be
affected by historic contamination.
11. If, during development, contamination not previously identified is found to be present at the site
then no further development (unless otherwise agreed in writing with the Local Planning
Authority) shall be carried out until the developer has submitted, and obtained written approval
from the Local Planning Authority for, a remediation strategy detailing how this unsuspected
contamination shall be dealt with. The remediation strategy shall be implemented as approved,

verified and reported to the satisfaction of the Local Planning Authority.
Reason: There is always the potential for unexpected contamination to be identified during
development groundworks. We should be consulted should any contamination be identified that
could present an unacceptable risk to controlled waters.

12. Prior to occupation of the development, a verification report demonstrating completion of the
works set out in the approved remediation strategy and the effectiveness of the remediation shall
be submitted to and approved, in writing, by the Local Planning Authority. The report shall include
results of sampling and monitoring carried out in accordance with the approved verification plan
to demonstrate that the site remediation criteria have been met. It shall also include a plan (a
‘long-term monitoring and maintenance plan’) for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action, as identified in the verification plan, if
appropriate, and for the reporting of this to the Local Planning Authority. Any long-term monitoring
and maintenance plan shall be implemented as approved.
Reason: Should remediation be deemed necessary, the applicant should demonstrate that any
remedial measures have been undertaken as agreed and the environmental risks have been
satisfactorily managed so that the site is deemed suitable for use.

13. Piling or any other foundation designs using penetrative methods shall not be permitted other
than with the express written consent of the Local Planning Authority, which may be given for
those parts of the site where it has been demonstrated that there is no resultant unacceptable
risk to groundwater. The development shall be carried out in accordance with the approved
details.
Reason: The developer should be aware of the potential risks associated with the use of piling
where contamination is an issue. Piling or other penetrative methods of foundation design on
contaminated sites can potentially result in unacceptable risks to underlying groundwaters. We
recommend that where soil contamination is present, a risk assessment is carried out in
accordance with our guidance 'Piling into contaminated sites'. We will not permit piling activities
on parts of a site where an unacceptable risk is posed to controlled waters.
14. Whilst the principles and installation of sustainable drainage systems (SuDS) are to be
encouraged, no drainage systems for the infiltration of surface water drainage in to the ground
are permitted other than with the express written consent of the Local Planning Authority, which
may be given for those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to controlled waters. The development shall be carried out in accordance with
the approval details.
Reason: Infiltrating water has the potential to cause remobilisation of contaminants present in
shallow soil or made ground which could ultimately cause pollution of groundwater.
15. No development shall commence on site until a detailed Sustainable Drainage System (SuDS)
Strategy document has been provided and approved by the Local Planning Authority. The SuDS
Strategy must demonstrate the technical feasibility/viability of the drainage system through the
use of SuDS to manage the on-site surface water to avoid increasing flood risk elsewhere. The
approved scheme for the surface water drainage shall be carried out in accordance with the
approved details before the development is first put in to use/occupied.

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))
16. Prior to commencement of above ground works design stage certificates under the National
Calculation Method should be submitted to and approved in writing by the Local Planning
Authority demonstrating that the development will be built in accordance with the approved
Energy Strategy (Revision D dated August 2018) and achieve at least a 19.4% reduction in
carbon emissions over that required by Part L of the Building Regulations 2013.
Reason: To ensure that the development makes the fullest contribution to minimising carbon
dioxide emissions in accordance with London Plan Policy 5.2 and Lambeth Local Plan
September 2015 Policy EN3.

17. Prior to first occupation of the development as built certificates under the National Calculation
Method should be submitted to and approved in writing by the Local Planning Authority
demonstrating that the development has been built in accordance with the approved Energy
Strategy (Revision D dated August 2018) and has achieved at least a 19.4% reduction in carbon
emissions over that required by Part L of the Building Regulations 2013.
Reason: To ensure that the development makes the fullest contribution to minimising carbon
dioxide emissions in accordance with London Plan Policy 5.2 and Lambeth Local Plan
September 2015 Policy EN3.

18. Prior to the first occupation of any part of the development, a scheme showing the siting, size,
number and design of the photovoltaic (PV) arrays, including cross sections of the roof of the
building with the equipment in situ, shall be submitted to and approved in writing by the Local
Planning Authority. The development shall thereafter be completed in strict accordance with the
approved details.
Reason: To ensure that the development has an acceptable level of sustainability and to
ensure that the external appearance of the building is satisfactory and does not detract from the
character and visual amenity of the area (Policy EN4, Q6, Q7, Q8 and Q25 of the Lambeth
Local Plan, adopted September 2015)

19. Prior to the installation of the green roof, a detailed specification of the green roof should 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 for the lifetime of the development. The green roof shall only be installed and thereafter
maintained in accordance with the approved details.
Reason: To ensure that the development has an acceptable level of sustainability and to
ensure that the external appearance of the building is satisfactory and does not detract from the
character and visual amenity of the area (Policy EN4, Q6, Q7, Q8 and Q25 of the Lambeth
Local Plan, adopted September 2015)

20. Prior to commencement of above ground works an addendum to the Energy Strategy must be
submitted to and approved in writing by the Local Planning Authority demonstrating how
overheating and reliance on active cooling will be reduced in line with the Mayor's cooling

hierarchy.
Reason: To ensure the design of the development reduces (as far as is possible) the potential
for overheating and reliance on air conditioning systems in accordance with Policy 5.9 of the
London Plan.

21. Prior to commencement of above ground works, a BREEAM Design Stage certificate and
summary score sheet should be submitted to and approved in writing by the Local Planning
Authority demonstrating that a rating of ‘Very Good’ with a minimum score of 63 per cent can be
achieved.
Reason: To ensure that the development has an acceptable level of sustainability (Policy EN4 of
the Lambeth Local Plan September 2015).

22. Within 6 months of first occupation of the development, a BREEAM Post Construction certificate
and summary score sheet should be submitted to and approved in writing by the Local Planning
Authority demonstrating that a rating of ‘Very Good’ with a minimum score of 63 per cent has
been achieved.
Reason: To ensure that the development has an acceptable level of sustainability (Policy EN4 of
the Lambeth Local Plan September 2015).

23. Prior to the occupation of the development hereby permitted, a Waste Management Strategy for
all the uses within the development, including details of the disposal of cooking fats and oils shall
be submitted to and approved in writing by the local planning authority. The development hereby
permitted shall be built in accordance with the approved details and shall thereafter be retained
solely for its designated use. The use hereby permitted shall thereafter be operated in accordance
with the approved Waste Management Strategy. The Waste Management Strategy will align with
the guide for architects and developers on waste and recycling storage and collection
requirements.
Reason: To ensure that adequate provision is made for the storage of refuse, the disposal of
waste and the provision of recycling facilities on the site and in the interests of the amenities of
the area in accordance with Policies Q12 and EN7 of the Lambeth Local Plan (September 2015).

24. Details for the provision 6 new Sheffield stands/spaces on the site are to be submitted to and
approved in writing by the Local Planning Authority prior to the commencement of the use of the
development permitted herein. The stands/spaces shall be installed in accordance with the
endorsed specification prior to the first occupation of the development and shall be retained
permanently thereafter.
Reason: To promote sustainable modes of transport in accordance with Policy T3 of the Lambeth
Local Plan (September 2015).
25. Prior to the commencement of development an intrusive pre-demolition and refurbishment
asbestos survey in accordance with HSG264 shall be submitted to and approved in writing by
the Local Planning Authority. All confirmed or suspected asbestos containing materials shall be
removed. A verification report prepared by a competent person which confirms all asbestos or
suspected asbestos containing materials have been removed shall be submitted to and approved
in writing by the Local Planning Authority prior to first occupation of the development.

Reason: To safeguard future users or occupiers of this site and the wider environment from
irreversible risks associated with the contaminants which are present. (policies 5.21 of the London
Plan (2015) and EN4 of the Lambeth Local Plan (2015))
26. Prior to the commencement of building works above ground of the relevant part of the
development, full details of internal and external plant equipment and trunking, including building
services plant, ventilation and filtration equipment and commercial kitchen exhaust ducting /
ventilation, shall be submitted to and approved in writing by the Local Planning Authority. All flues,
ducting and other equipment shall be installed in accordance with the approved details prior to
the use commencing on site and shall thereafter be maintained in accordance with the
manufacturer's instructions.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy
Q2 of the Lambeth Local Plan (2015)).
27. Noise emitted by building services plant, machinery and equipment shall be assessed in
accordance with BS4142:2014 and shall not exceed a Rating Level with all plant operating of
44dB between 2300 and 0700 hours or 47dB at any other time. Full written details of the
assessment shall be submitted to and approved in writing by the Local Planning Authority.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy
Q2 of the Lambeth Local Plan (2015)).
28. Within 1 month of the date commissioning all equipment and plant hereby approved a noise
assessment shall be carried out in accordance with BS 4142: 2014 (or subsequent superseding
equivalent) to confirm the noise target has been met for both day and night time with all plant
operating. Any additional steps required to mitigate noise shall be detailed and implemented, as
necessary. The post installation noise assessment shall be submitted to and approved in writing
by the local planning authority. The details as approved shall thereafter be permanently retained.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy
Q2 of the Lambeth Local Plan (2015)).
29. Other than on major sporting event days the use hereby permitted shall not operate other than
within the following times:
08:00 Hours to 23:00 Hours – Monday through to Friday.
08:00 Hours to 23:00 Hours – Saturdays.
10:00 Hours to 18:00 Hours on Sundays, Bank Holidays or Public Holidays.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of
theLondon Borough of Lambeth Local Plan (2015)).
30. Other than on major sporting event days the garden terrace shall not be open to patrons other
than within the following times:
08:00 Hours to 22:00 Hours – Monday through to Friday.
08:00 Hours to 22:00 Hours – Saturdays.
10:00 Hours to 18:00 Hours on Sundays, Bank Holidays or Public Holidays.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of
the London Borough of Lambeth Local Plan (2015)).
31. There shall be no amplified sound, speech or music which is audible from the premises hereby

permitted at any time with the exception of the public-address system during major sporting
events.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of
the London Borough of Lambeth Local Plan (2015)).
32. Prior to commencement of development, a Terrorism Protection Statement (setting out the
measures that will be undertaken to limit the threats to the site from terrorism) for the relevant
part of the development shall be submitted to and approved in writing by the Local Planning
Authority. The details as are approved shall thereafter be implemented/provided prior the
commencement of use of the development and retained thereafter for the duration of the
permitted use.
Reason: So as to minimise threat from terrorism in accordance with Policy Q3 of the Lambeth
Local Plan (September 2015) and to ensure that the development is to be constructed to provide
robust resilience without inappropriate amendments to the appearance of the building in
accordance with the requirements of Article 35(a)(ii) of the Development Management Procedure
Order (2015).
33. Prior to the commencement of the use of the development, a Crime Prevention Strategy shall be
submitted to and approved in writing by the Local Planning Authority. The Strategy shall be
implemented as approved for the duration of the development, unless any variations are
submitted and approved in writing.
Reason: In the interests of user, community and neighbourhood safety in accordance with Policies
Q2, T1, T6 and T8 of the Lambeth Local Plan (September 2015).
34. Prior to the construction of the development hereby approved, details of the resistance of the
materials proposed for the development to fire and extreme temperatures shall be submitted to
and approved in writing by the Local Planning Authority. The development shall be carried out in
compliance with the approved details and thereafter permanently maintained.
Reason: To ensure that they will perform acceptably in the event of exposure to high temperatures
in accordance with Policy 5.22 of The London plan 2015 and Policy PN8 of the Lambeth Local
Plan (September 2015).
35. The development shall be constructed and operated thereafter to ‘Secured by Design Standards’.
A certificate of accreditation to Secured by Design Standards shall be submitted to the local
planning authority for approval in writing prior to the residential occupation of the development.
Reason: To ensure that the development maintains and enhances community safety (policy Q3
of the London Borough of Lambeth Local Plan (2015)).

36. Prior to the relevant phase of the development, details of the proposed external lighting scheme
(including floodlighting in the proposed stand) shall be submitted to and approved in writing. The
details hereby approved shall be installed prior to the first occupation of the development and
shall be retained for the duration of the development.
Reason: To preserve the visual and residential amenities of the development and the area, to
ensure that lighting does not affect highway safety and ensures the creation of a safer built
environment in accordance with Policies Q2, Q3, Q7 and T6 of the Lambeth Local Plan
(September 2015).
37. Lighting to be installed in public areas should conform to British Standard (BS) 5489-1:2013 'Code

of practice for the design and road lighting. Lighting of roads and public amenity areas'.
Reason: To discourage the potential for crime in accordance with Policies Q3 and T7 of the
Lambeth Local Plan (September 2015).

14. INFORMATIVES
1.

This decision letter does not convey an approval or consent which may be required under any
enactment, by- law, order or regulation, other than Section 57 of the Town and Country Planning
Act 1990.

2.

Your attention is drawn to the provisions of the Building Regulations, and related legislation which
must be complied with to the satisfaction of the Council's Building Control Officer.

3.

Your attention is drawn to the need to comply with the requirements of the Control of Pollution
Act 1974 concerning construction site noise and in this respect you are advised to contact the
Council's Environmental Health Division.

4.

No part of this permission allows the installation of advertising signage. Any advertising signage
is required to be subject to an application for Advertisement Consent and an assessment of
amenity and highway safety. Please be advised that the Local Planning Authority is unlikely to
support a scheme for advertising signage for corporate branding and/or logos indicated on the
proposed fabric screens as it appears excessive.

5.

Please be advised that any closures to bus lanes and/or erection of scaffolding on the Transport
for London Road Network (TLRN) are subject to separate license approvals.

6.

It is recommended that the timetable for the length of construction works, hours of operation and
any specific construction requirements that may affect nearby residential properties or the
surrounding road network are discussed through the established forum of the Stadium Monitoring
Group to reduce the likelihood of noise complaints.

7.

With respect to Condition 23 (Waste Management Strategy), the applicant is advised that the
strategy should include details of measures to be taken to minimise noise generation arising from
waste collection and transfer activities, with particular reference to early morning and late evening
hours of operation.

8.

With respect to Condition 32 (Terrorism Protection Statement), the following matters should be
considered as part of the approval of details submission.
-All the glazing conforms to the latest CPNI guidance on glazing.
-The main gate leading into the grounds, just to the south of the development is rated to PAS
68:2013 standards.
-The gate to the north of the development leading to the electricity substation is rated to PAS
68:2013 standards.
-That along the glazed external frontage of the building, between each support pillar, measures
are placed within the building or outside the building to prevent a vehicle entering through the
glazed windows.

9.

With respect to Condition 8 (Method of Construction Statement), the applicant is advised that

the statement should include details of measures to ensure that all construction traffic is
prevented from using Bowling Green Street or Clayton Street during the construction period.
This shall include details of the measures taken to promote alternative access routes.

Appendix 1: List of consultees (statutory and other consultees)

London Fire Authority
London Underground Infrastructure Protection
Transport For London
Health & Safety Executive
Historic England
Environment Agency
Thames Water
Metropolitan Police (Includes Counter Terrorism Unit)
Sport England

Lambeth Regulatory Services
Lambeth Conservation & Urban Design
Lambeth Highways
Lambeth Transport
Lambeth Planning Policy
Lambeth Infrastructure & Growth
Bioregional (LBL Energy Consultant)
Lambeth Sustainability
(Lambeth) Lead Local Flood Authority
Veolia Waste
The Vauxhall Society
Vauxhall Neighbourhood Forum
Friend of Vauxhall Pleasure Gardens
Kennington Oval & Vauxhall Forum
Heart of Kennington Residents Association
Tradescant Area Residents Association
Friends of The Oval
Oval Mansions
Oval & Kennington Residents Association
Harleyford Road Action Group
Harleyford Court Tenants Association

Appendix 2: List of relevant policies in London Plan, Lambeth Local Plan. Reference to SPGs, SPD
and other relevant guidance
London Plan (March 2016)
Policy 2.9: Inner London
Policy 4.1: Developing London’s economy
Policy 4.6: Support for and enhancement of arts, culture, sport and entertainment.
Policy 5.1: Climate Change mitigation
Policy 5.2: Minimising carbon dioxide emissions
Policy 5.3: Sustainable design and construction
Policy 5.5 Decentralised energy networks
Policy 5.7: Renewable energy
Policy 5.9 Overeating and cooling
Policy 5.11 Green roofs and development site environs
Policy 5.12 Flood risk management
Policy 5.13 Sustainable drainage
Policy 5.22 Hazardous substances and installations
Policy 6.3: Assessing effect of development on transport capacity
Policy 6.9: Cycling
Policy 6.10: Walking
Policy 6.13: Parking
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 7.8 Heritage assets and archaeology
Policy 8.2 Planning obligations
Lambeth Local Plan
D2: Presumption in favour of sustainable development
D4: Planning obligations
ED7: Evening economy and food and drink uses
ED11: Visitor attractions, leisure, arts and culture uses
T1: Sustainable travel
T2: Walking
T3: Cycling
T4: Public transport infrastructure
T6: Assessing impacts of development on transport capacity
T7: Parking
T8: Servicing
EN3: Decentralised energy
EN4: Sustainable design and construction
EN5: Flood risk
EN6: Sustainable drainage systems and water management
Q1: Inclusive environments
Q2: Amenity
Q3: Community safety
Q6: Urban design: public realm
Q7: Urban design: new development
Q8: Design quality: construction detailing
Q15: Boundary treatments

Q22: Conservation areas
Q23: Undesignated heritage assets: local heritage list
Q25: Views
PN8: Kennington/Oval
SPGs/SPDs












Sustainable Design and Construction (April 2014);
Vauxhall SPD (2013);
Refuse & Recycling Storage Design Guide (July 2013);
Waste Storage and Collection Requirements - Technical Specification (October
2013);
Approved CIL Charging Schedule (July 2018);
Lambeth Regulation 123 List (October 2014);
Air Quality Planning Guidance Notes;
Development Viability SPD (October 2017)
Employment and Skills SPD (2016); and
Revised s106 Planning Obligations SPG (2013).

