ADDRESS:

Tesco Stores, 275 Kennington Lane And 145-149 Vauxhall Street
London SE11
Application Number: 18/02597/EIAFUL
Case Officer: Jeffrey Holt
Ward: Oval
Date Received: 21 June 2018
Proposal: Demolition of existing buildings and redevelopment of the site to provide a mixed-use
development comprising the erection of 3 new buildings (Plot A,B,C) ranging from 4-17 storeys to
provide 571 residential units (Class C3), a replacement Tesco store of 4,655sqm (including sales
area/back of house and car parking), 2,638sqm of Class B1 office, 1,159sqm of flexible commercial
floorspace (Class A1-A3, B1), 62 retail and 24 disabled residential car parking spaces; with
associated cycle parking and landscaping/public realm improvements along Cutlers Way and
Phoenix Street.
Applicant:
Berkeley Homes (Central London) Ltd

Agent:
Grant Leggett
Boyer Planning
2nd Floor, 24 Southwark Bridge Road
London SE1 9HF

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 following further
referral to the Mayor of London and the Secretary of State.
2. 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, addendums and/or
PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report,
addendums and/or PAC minutes 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 three 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:
Adjacent to Conservation Area - CA8 : Kennington Conservation Area
Environment Agency Flood Zone 3

HSE Consultation Zone - Oval Gasholders HSE Consultation Zone
Protected Vistas - Primrose Hill Summit To The Palace Of Westminster - 4A.2
Protected Local View – Brixton Panoramic and Norwood Park towards the City
Area of Open Space Deficiency: District; regional; Local, small, pocket;
Transport for London Road Network
Groundwater Source Protection Zone

LAND USE DETAILS
Site area (ha):

1.36

NON-RESIDENTIAL DETAILS

Existing
Proposed

Use Class

Use Description

A1
B1a
A1
B1a
A1/A2/A3/B1

Food store
Office
Food store
Office
Flexible commercial

Floorspace (m2)
(Gross Internal Area)
3,309 (1,365sqm)
1,126
4,655 (1,715sqm sales area)
2,638
1,159

RESIDENTIAL DETAILS
Residential
Type

No. of bedrooms per unit

Studio
Existing

Affordable
Private/Market
Total

Proposed
On-Site

Affordable
Rented
Social Rented
Intermediate
(Shared
ownership)
Private/Market
Total

Proposed
Off-Site

37
37

Total
Habitable
Rooms

1

2

3

4

Total

32
26

34
26

49
6

115
58

362
154

188
246

145
205

28
83

398
571

960
1,476

Affordable
Rented
Social Rented
Intermediate
Private/Market
Total
Amount (£)

Payment in Lieu of Affordable
Housing
Review Mechanism

Details/Trigger
Review triggered if scheme is not
implemented within two years of vacant
permission.

ACCESSIBILITY

M4(2) Units
M4(3) Units

Number of C3
Units
514
57

NON-CONVENTIONAL RESIDENTIAL & VISITOR ACCOMMODATION

Existing

Proposed

Existing
Proposed

Bedrooms/Units

Floorspace (sq.m)

Bedrooms

Floorspace (sq.m)

Bedrooms

Floorspace (sq.m)

Bedrooms

Floorspace (sq.m)

Hotel Bedrooms
Serviced
Apartments/Aparthotel units
Hotel Bedrooms
Serviced
Apartments/Aparthotel units
Student
Accommodation
Student
Accommodation

Existing
Proposed

C2
C2

Existing
Proposed

SG Hostel
SG Hostel

PARKING DETAILS
Car Parking Spaces (general)

Existing
Proposed

Resi

Retail

0
0

210
57

Comme
rcial
0
0

Car Parking Spaces (Disabled)

Visitor

Resi

0
2

0
24
(w/ 33
off-site)

Ret
ail
8
5

Comme
rcial
0
0

%
EVCP

Bike
Space
s

Motorcycle
Spaces

0
20%
for res
10%
for
retail

24
962

0
0

Visitor
0
0

EXECUTIVE SUMMARY

i.

Berkeley Homes (Central London) Ltd submitted a planning application in June 2018 for the
comprehensive redevelopment of the Tesco store at 275 Kennington Lane and the adjacent Axis Europe
office building. The site is located in the north of the Borough and is 1.36 hectares in area. Both the
Tesco store and Axis buildings are two-storeys high and much of the site is used for car parking and
servicing.

ii.

Surrounding development is varied with a mix of residential, business, retail and other commercial.
Residential properties adjoin the site to the north and to the south is the Oval Gas Works site, which
received consent for comprehensive redevelopment in August 2018. The site has no listed buildings but
Kennington Conservation area and a number of listed buildings are to the north and east. The site
benefits from excellent public transport accessibility.

iii.

The proposed development would be laid out as three buildings: Plots A, B and C. Plot A would contain
the replacement Tesco store on the ground floor with customer parking behind. Flexible commercial
(A1/A2/A3/B1) space would also be provided as well as a B1a office on part of the first and second floors.
Above would be a podium with flats arranged around it. Plot A would be between nine and 17 storeys.
Plot B would be on the eastern side of the site with flexible commercial spaces and residential blue
Badge parking on the ground floors and residential above arranged around a podium courtyard. Plot B
would be four to 16 storeys in height. Plot C would be in the south-eastern corner of the site and would
be 10 storeys. It would be entirely residential. Plot C would also have connect to the basement of the
Oval Gas Works development to provide access to an additional 33 Blue Badge parking spaces.

iv.

The application follows extensive pre-application discussions, including discussions for the
redevelopment of the wider area under the Oval and Kennington Development Area (OAKDA)
Masterplan. The development is in compliance with the Development Plan. The proposed retail and office
uses would provide employment and not harm nearby town centres. The development would provide
much needed housing of an acceptable quality, including a high level of affordable housing, at a density
that makes optimum use of the site without being overdevelopment. At 35 per cent with a tenure split of
70:30 social rented to intermediate the level of affordable housing meets the Mayor’s threshold for the
Fast Track approach, which waives the requirement for a viability assessment and a late stage review.

v.

The design of the development is logical and of high quality. It responds positively to its context while
also securing the optimum development potential of the site. The heights of the buildings are acceptable
and would not harm strategic or protected local views. There would be less than substantial harm to the
setting of nearby listed buildings and the Kennington Conservation area. This harm would be outweighed
by the scheme’s public benefits. A significant amount of public realm would be provided along with
landscaping and trees to support biodiversity.

vi.

The development would have an acceptable impact on the highway and transport network. Full provision
of Blue Badge parking would be provided on-site and on the neighbouring Oval Gas Works site. Full
cycle parking would also be provided and servicing would take place on-site. The impact on public
transport would be acceptable and a contribution towards increased bus capacity would be secured.

vii.

The development would have an acceptable overall impact on neighbouring residential amenity. There is
an impact on daylight and sunlight for some neighbouring properties, but the impact would not affect the
entirety of these dwellings. The impact would be due to the effects of developing a currently open site
and commensurate to an urban area. There are isolated instances of close proximity to neighbouring
properties but overlooking would be prevented through careful design.

viii.

The development would meet technical requirements in respect of sustainability, flood risk mitigation,
wind conditions, waste and recycling, water infrastructure and land decontamination. The application is
accompanied by an Environmental Statement which has been reviewed and found compliant with
relevant regulations.

ix.

Planning permission would be subject to a s106 legal agreement securing 35 per cent affordable housing
and a suite of other appropriate obligations to mitigate the impact of the scheme. In addition the
development would be liable for a community infrastructure levy of approximately £5.1m.

x.

Public consultation was undertaken before and after submission of the application. 33 objections, 3
comments in support and one neutral comment were received in response to the formal planning
consultation. The points raised are addressed in this report.

xi.

The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to appropriate conditions
and s106 legal agreement the planning application should be approved.

xii.

The proposed development is an application of potential strategic importance to London and as such is
referable to the Mayor of London pursuant to the Town and Country Planning (Mayor of London) Order
2008. The GLA has issued its stage 1 consultation response, and the officer recommendation contained
in this report acknowledges the need to refer the application to the Mayor for his final decision (Stage 2
referral). The application is also referable to the Secretary of State under the provisions of the Town and
Country Planning (Consultation) (England) Direction 2009 as it is an application for development outside
town centres where the floorspace of retail, leisure or offices uses is 5,000sqm or more. The application
would be referred following receipt of the Mayor’s Stage 2 response.

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in accordance
with the following clauses of the Terms of Reference:

(1)(i)(a) The provision of dwelling houses to be provided is 10 or more
(1)(i)(b) The development is for the provision of dwelling houses on a site having an area of 0.5 hectare or more
(1)(ii) The provision of a building or buildings where the floor space to be created including changes of use,
by the development is 1,000 square metres or more;
(1)(iii) Development carried out on a site having an area of 1 hectare or more

1

THE APPLICATION SITE

1.1

The site is located on the south side of Kennington Lane and contains a large free standing Tesco
supermarket and associated surface level parking. It also includes a two-storey office building at its western
edge. The site is level and has two accesses: customer vehicle access is from Kennington Lane and
deliveries and servicing are from Vauxhall Street. The Tesco building is single storey internally but has a
height equivalent to two-storeys. It is of modern construction.

2

THE SURROUNDING AREA

2.1

Development in the surrounding area is mixed in use, scale and character. To the north is a petrol filling
station, two to four-storey commercial buildings and two to three-storey terrace houses and blocks of flats up
to height of 11 storeys. To the east along Kennington Lane are three and four-storey terrace houses. To the
east across Montford Place is a vacant site used by Transport for London (TfL) as a worksite for the Northern
Line Extension. To the south east is a six-storey gin distillery. Immediately to the south is the Oval Gas
Works. Two linked gas holders and one submerged gas holder sit closest to the application site. These are
locally listed but planning permission has been given to demolish these and comprehensively redevelop the
site. To the southwest is a three-storey office building and to the west is a smaller two-storey office building
and a two-storey self-storage building.

2.2

Kennington Lane is part of the TfL road network and the site has excellent access to public transport (PTAL
6b) due to the proximity of Oval, Kennington and Vauxhall stations as well as bus routes along Kennington
Lane. The site is not in a designated town centre but Kennington Lane local centre is to the west and
Kennington Cross local centre is to the east. The Montford Place - Beefeater/Oval Gas Works Key Industrial
and Business Area (KIBA) surrounds the site to the east, south and west.

2.3

The site is not in a conservation area and does not contain any listed buildings however the Kennington
conservation area is immediately to the east and there are listed buildings further along Kennington Lane. On
the neighbouring Oval Gas Works site is a listed gasholder structure. The site sits within London View
Management Framework (LVMF) View 4A.2 Primrose Hill to Palace of Westminster and two local views:
Brixton Panoramic Local View (Brockwell Park to the City) and Norwood Park Local View north-north-east to
the City.

2.4

Like much of the north of borough, the site is in Flood Risk Zone 3.

3

SITE PHOTOGRAPHS
Fig. 1 Entrance to Tesco store

Fig. 2 Axis office building

Fig. 3 View from Montford
Place

4

PROPOSAL

4.1

Summary of the Proposal

4.1.1

Permission is sought for the demolition of all buildings on site and the erection of three buildings four to 17
storeys in height to provide 571 dwellings, new Tesco store (4,655sqm external area), 2,638sqm of B1 office,
1,159sqm of flexible commercial space (A1/A2/A3/B1) with 62 retail and 24 Blue Badge parking spaces. 33
additional Blue Badge spaces would be provided in the basement of the Oval Gas Works development,
secured by s106 legal agreement.

4.2

Detail of the Proposal

4.2.1

The development would be laid out as three buildings referred to as Plots A, B and C (see image below).

Fig. 4 – Site layout

Plot A

4.2.2

Plot A is located on the western side of the site. It would contain the new Tesco Store with customer parking
(A1), flexible commercial (A1/A2/A3/B1), office (B1) and residential (C3). The Tesco store and its servicing
and parking would occupy most of the ground floor with smaller flexible commercial uses occupying the
north-west and south-east corners of the ground floor. The office use would be on the first and second floors
but would have two ground floor entrances. The floors above would be in a courtyard arrangement with the
central space provided for amenity. Plot A would range in height from nine storeys on Kennington Lane, rising
to 11 at the corner of Vauxhall Street and 17 storeys in its south-eastern corner.

Plot B

4.2.3

Plot B is located at the eastern side of the site. It would be a ‘U’ shaped building in a courtyard arrangement
with the central area used for amenity space. The height of Plot B varies. Adjacent to the terrace it would be
five storeys high and step up to ten and 16 storeys towards the rear. The ground floor would be used mostly
for retail and commercial uses as well as parking, servicing and access. The upper floors would be
residential.

Plot C

4.2.4

Plot C is a single rectangular building that is intended to complete the courtyard arrangement of Plot 4 of the
Oval Gas Works development. It would be 10 storeys in height and entirely residential.

Public realm

4.2.5

In between these buildings would be publicly accessible spaces that would have a number of functions.
Running east-west along the southern edge of the site would be Phoenix Street that would connect Vauxhall
Street to Montford Place providing vehicle and pedestrian access to this development as well as to Oval Gas
Works. The public realm would be designed so that the border between these two sites is completely
integrated and seamless should it be completed.

4.2.6

Running north-south between Plots A and B would be Cutlers Way which provides vehicle access to the
Tesco customer car park and pedestrian access into the site. It would connect to Gasholder Place, a new
central Plaza at the junction with Phoenix Street, which would then connect to the pedestrian route running
through Oval Gas Works. Cutlers way would also provide a small park and playspace.

Access and servicing

4.2.7

Vehicles using the Tesco customer parking (62 spaces) would enter and exit the site via Cutlers Way, off
Kennington Lane. Access to the 24 residential Blue Badge parking spaces in Plot B would be from Montford
Place. Visitor car parking would be provided by two spaces along Phoenix Street. There would also be a car
club bay on Phoenix Street.

4.2.8

Two delivery bays for both residential and commercial use would be provided on Phoenix Street, one for Plot
A and one for Plots B and C. Refuse vehicles would collect refuse from two points along Phoenix Street: for
Plot A it would be near the south-west corner of the building, for Plots B and C it would be the delivery bay
mentioned above. The delivery bays would also be used to serve commercial uses in the Oval Gas Works
development.

4.2.9

For Tesco, lorries and other delivery vehicles would enter the site off Vauxhall Street, where they do
currently, then reverse into the covered service yard behind the Tesco store. Vehicles would then exit the
service yard in forward gear and continue along Phoenix Street to exit onto Montford Place and continue to
Kennington Lane.

4.3

Amendments

4.3.1

The applicant amended the customer parking layout for the Tesco store to provide motorcycle and cargo
cycle parking and to remove two car parking bays. Due to the minor nature of the amendments it was not
considered necessary to re-consult.

4.4

Planning Performance Agreement

4.4.1

Lambeth entered into Planning Performance Agreement (PPA) with the applicant on 19 January 2018 to
provide pre-application planning advice. The proposal was presented to the Strategic Panel on 28 March
2018 and to the Technical Briefing on 29 October 2018.
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RELEVANT PLANNING HISTORY

5.1

The existing Tesco store received outline consent on 7 November 1997 (ref: 95/01362/PLANAP) and detailed
proposals were approved on 1 February 1999 (ref: 98/00140/REM).

5.2

An environmental impact assessment (EIA) scoping opinion was issued on 6 March 2018 for an EIA for the
proposed development (ref: 17/06015/EIASCP). The EIA submitted with this application was informed by the
scoping opinion.

5.3

On the neighbouring Oval Gas Works site consent was granted 23 August 2018 (ref: 17/05772/EIAFUL) for
the following:
Demolition of existing buildings and structures including temporary disassembly of listed gas holder
no.1, demolition of locally-listed gas holders 4 and 5, redevelopment to provide a mixed-use
development comprising re-erection of restored gas-holder no.1, erection of new buildings ranging
from 4-18 storeys to provide 738 residential units (Class C3), 10,160sqm of Class B1 office and
Class B1 shared working space incorporating ancillary cafe and space for community use, 800sqm
for waste management use, 148sqm of D1 community space, the provision of a new publically
accessible open space, new pedestrian and vehicle routes, accesses and amenity areas, basement
level car park with integral servicing areas, provision of new gas governor and substation, and other
associated works of de-contamination.
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CONSULTATIONS

6.1

Statutory External Consultees
Officer responses are in brackets [ - ]
Greater London Authority
Acceptable subject to the following:


Visually permeable glazing on ground floor commercial units [condition 15 added]



10 per cent wheelchair adaptable units provided [condition 17 added]



Noise insulation for properties adjacent to Pilgrim pub [condition 32 and informative added]



Improved drainage strategy [condition 53 added]



10 per cent active and 10 per cent passive electric vehicle charging points retain parking spaces



20 per cent active and 80 per cent passive electric vehicle charging points to residential parking
[condition 55 added]



Delivery and service plan [condition 58 added]



Construction logistics plan [condition 60 added]



Car parking scheme to achieve 10 per cent Blue Badge parking [s106 obligation secured]



Early stage viability review [s106 obligation secured]



Rent levels no greater than 40 per cent of income for intermediate units [s106 obligation secured]



Contribution towards off-site play space [s106 obligation secured]



Carbon offset contribution [s106 obligation secured]



£90,000 towards route 36 bus capacity [s106 obligation secured]



Provision of 28 space cycle hire dock if not delivered as part of Oval Gas Works development
[s106 obligation secured]



Re-location of cycle hire dock on Kennington Lane [s106 obligation secured]



Junction improvement to Kennington Lane and Cutlers way [s106 obligation secured]



Junction improvement to Montford Place/Kennington Lane and Vauxhall Street/Kennington Lane
if not delivered as part of Oval Gas Works development [s106 obligation secured]



Fire statement [Informative added]

Transport for London
No objection subject to conditions and s106 obligations:


Delivery and service plan [condition 58 added]



Construction logistics plan [condition 60 added]



£90,000 towards route 36 bus capacity [s106 obligation secured]



Provision of 28 space cycle hire dock if not delivered as part of Oval Gas Works development [s106
obligation secured]



Re-location of cycle hire dock on Kennington Lane [s106 obligation secured]



Junction improvement to Kennington Lane and Cutlers way [s106 obligation secured]



Junction improvement to Montford Place/Kennington Lane and Vauxhall Street/Kennington Lane if
not delivered as part of Oval Gas Works development [s106 obligation secured]



Pavement and carriageway works to Kennington Lane [s106 obligation secured]

Historic England - Archaeology
No objection subject to conditions:


Stage 1 written scheme of investigation to be submitted [condition 64 added]



Stage 2 written scheme of investigation to be submitted if archaeological assets identified in Stage 1
[condition 64 added]



Written schemes must be prepared by suitably qualified practice [Informative added]



Advice on investigation method given [Informative added]

Health and Safety Executive
No objection subject to a suitable Grampian-style condition preventing occupation until the hazardous
substances consent (HSC) for the gasholder station has been revoked. [condition 67 added]

Development Control Department Thames Water
No objection subject to condition:


Scheme of water network upgrades [condition 65 added]



Advice given regarding fat traps in drainage systems [Informative added]



Advice given regarding sewer infrastructure [Informative added]



Advice given regarding underground water assets [Informative added]



Advice given regarding proximity to Thames water mains [Informative added]



Advice given regarding petrol/oil interceptors in drainage systems [Informative added]

Natural England
Generic comments provided, please refer to standing advice or the council’s own ecology services.

London Borough of Southwark
No objection but contributions should be secured towards:



Increasing bus frequency on Kennington Lane (No. 196); add sufficient bus shelters and information
systems (countdown systems) at bus stop on Kennington Lane and Newington Butts [TfL identified the
required improvement to be an increase in capacity on Route 36 bus. £90,000 secured towards this]



Road safety measures requested along Kennington Lane between junctions with Vauxhall Street and
Kennington Park Road/Newington Butts [The development would result in fewer vehicle movements
along Kennington Lane, providing a road safety benefit. No mitigation is necessary]

London Borough of Wandsworth
No objection

6.2

Other Consultees

Oval Liberal Democrats


Inadequate consultation period - [formal consultation took place between July and August and September
and October however comments are accepted right up to the date of the planning committee. See 6.3.1.]



Confusion over the relationship and boundaries between this site and Oval Gas Works - [The submitted
plans show the boundary to this site and the Design and Access Statement explains the relationship with
the Oval Gas Works site. See 4.2.5]



Excessive height - [The height is appropriate to the site and causes less than substantial harm to heritage
assets, which is outweighed by the scheme’s public benefits. See section 8.3]



Out of keeping with local area - [The massing and façade design responds to that of the surrounding
area. See section 8.3]



Few benefits for local community - [Public benefits include affordable housing, new commercial and
employment space, new public realm and circulation routes. See 8.3.5]

Vauxhall Gardens Estate and Tenant’s Association


Object to a smaller Tesco store - [the replacement store would perform the same function as the existing
store but more efficiently. See 8.2.19]

6.3

Adjoining owners/occupiers

6.3.1

A site notice was displayed from 6 July 2018 to 6 August 2018 and the application was advertised in the local
paper on 6 July 2018. Following amendments to the scheme, the development was re-consulted upon for a
30 day period commencing on 21 September 2018, with the overall period (including the press notice)
expiring on 28 October 2018. A third consultation was undertaken on 1 November 2018 to clarify the site
address to make it clear that the Axis office building is included. A site notice was erected on 2 November
2018 and an advertisement was placed in the local paper on the same day. The formal consultation period
ended 23 November 2018 but comments received up to the day of the planning committee meeting are
accepted.

6.3.2

Thirty two representations received during the consultation period. Two were in support, 29 were in objection
and one was neutral. A summary of the concerns raised is set out below:
Summary of objections
Amenity

Response

Excessive overshadowing, particularly for
251-261 Kennington Lane

Overlooking from podium amenity space at
Plot B
Harm to outlook
Increased air pollution

Unacceptable wind conditions between
Plots A and B

Increased security risk to 251-261
Kennington Lane

Residential quality
No on-site playspace for 12+ year olds.
Kennington Park is too far and requires
crossing a busy road

Insufficient daylight

Transport
Construction traffic would harm highway
safety, particularly pedestrian and cyclist
safety on Vauxhall Street

The development should be car free

Increased congestion and on-street
parking demand

Loss of light would not affect entirety of the
dwellings with front facing aspect
unaffected. The impact would be due to the
effects of developing a currently open site
and commensurate to an urban area. See
section 8.5
Landscaping and boundary treatment would
minimise overlooking. See section 8.5
The buildings are stepped back as they rise
in height to reduce the impact on outlook
The development would be ‘air quality
neutral’ and result in a reduction in vehicle
trips. The energy centre and boilers would
comply with GLA emissions standards. See
section 8.12
Wind conditions between Plots A and B are
assessed in the environmental statement
and tree planting has been identified as
appropriate mitigation. See section 8.12.
Boundary to the rear of these properties
would have a buffer gap that would be
closed with 3m high gates and accessible
only for maintenance and cleaning. It has
been designed in consultation with the
Metropolitan Police. See section 8.6

148sqm of playspace for 12+ year olds
would be provided on site with the rest of
the provision at Kennington Park or
Vauxhall Pleasure Gardens. Both are
approximately 500m walk away. Funding
towards new cycle route along Bowling
Green Street would be secured to improve
access to the park. Vauxhall Pleasure
Gardens provides an alternative with
smaller roads to cross. See section 8.4.
96 per cent of all rooms would have an
acceptable level of daylight. See section
8.4.

Construction traffic would be managed by a
construction logistics plan (CLP) secured by
condition. A single CLP is intended to cover
both this development and adjacent Oval
Gas Works under consideration under ref:
18/04063/DET. See section 8.8.
Only Blue Badge parking is provided for the
residential element. 62 spaces are provided
for the Tesco store, which is a 70 per cent
reduction from existing car parking
provision. There would be a reduction in
vehicle traffic. See section 8.8.
Parking spaces on site would be reduced by
70 per cent thereby reducing vehicle trips to

the site. On-street parking is controlled and
residents and businesses would be
restricted from obtained parking permits.
See section 8.8.
Design
Excessive height and massing

Harm to setting of conservation area

Harm to setting of listed buildings

Poor external appearance

Inappropriate materials

Public realm
Insufficient public realm

Landscaping would be overshadowed

Phoenix Street could not be used as
amenity space due to service traffic
running along it

Streetscape improvements to Montford
Place should be secured

Height and massing is focussed towards the
centre, away from sensitive neighbouring
development. The development would not
affect strategic or protected views. See
section 8.3.
There would be ‘less than substantial’ harm
to the Kennington Conservation, which
would be outweighed by the public benefits
of the scheme. See section 8.3.
There would be ‘less than substantial’ harm
Listed buildings on Kennington Lane, which
would be outweighed by the public benefits
of the scheme. See section 8.3.
The design of the exterior is calm and
unfussy and with robust materials
appropriate to a residential area. See
section 8.3.
The main material is brick in order to be
robust and sympathetic to nearby
development. See section 8.3.
New publicly accessible routes through the
site would be provided along with a pocket
park and central plaza. It would connect with
the larger public realm to be provided on the
Oval Gas Work site. See section 4.2.
The podium courtyards to Plot A and Plot B
would receive direct sunlight for at least four
hours at the summer solstice. Most of the
public realm between the blocks would
receive sunlight for four or more hours of
sunlight at the summer solstice. The area
that receives the least is the area outside
the entrance to the Tesco car park, which
does not have an amenity function. The roof
terraces would receive ample sunlight. See
section 8.4.
Phoenix Street would be a circulation route
that would not be relied upon to provide
amenity space but would be designed and
landscaped to provide a pedestrian-friendly
and attractive street scene. See section 8.7.
Improvements to Montford Place would be
secured including:
- Improved greenery
- New paving and kerbs
- Cycle storage hangar
- Reduction in cluttered street
furniture
See section 9.

Additional trees should be provided

Land Use
Replacement store should not be smaller

The proposal would result in an increase in
trees on site. The number of trees is has
been maximised given the footprint and
layout of the buildings. See section 8.7.

The replacement Tesco store would benefit
from space efficiencies and be designed to
continue to support weekly bulk shopping.
See section 8.2.

Spaces for small businesses, studios and
workshops should be provided

Small flexible commercial units are
proposed which could be used for such
purposes. See section 4.2.

Excessive density

The density would exceed target values but
the development would optimise the use of
a highly accessible site, be of high quality
design and would not exhibit symptoms of
overdevelopment. See section 8.4.
The site is not in industrial use and there
would be no loss of industrial land.

Loss of industrial land

Insufficient affordable housing

35 per cent affordable housing with a tenure
split of 70:30 social rent to shared
ownership. This meets the Mayor’s
threshold and no viability assessment is
required to demonstrate further provision.
See section 8.2.

Affordable housing would be provided offsite

All affordable housing would be provided
on-site. See section 8.2.

No community use provided

There is no policy requirement for a
community use on this site and demand can
be met by existing facilities. A space for
community use would be provided on the
Oval Gas Works site should an additional
GP surgery or other community use be
required in future. See sections 8.10 and
8.11.

Socio-economic
Loss of employment from reduction in
Tesco store size

Other
Contrary to masterplan in respect of
heights

No assessment against/contrary to
emerging neighbourhood plan

There would be a net loss of 45 jobs from
due to the smaller Tesco store but there
would be an estimated gain of at least 160
new jobs due to the new office use and
flexible commercial spaces. Existing Tesco
employees would be redeployed to
elsewhere if required.
The development is in line with the revised
masterplan. The increased height were
required to support the provision of 35 per
cent affordable housing. See section 8.3
The neighbourhood plan for the area is at a
very early stage of development and cannot
be given any weight. See section 7.

Consultation took place over summer
break

Consultation took place first in July, October
then in November. See section 6.

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 consolidated 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 Lambeth Local Plan is currently under partial review to ensure it complies with amendments to changes
in the NPPF and London Plan. The Local Plan review is timetabled to follow the programme for the Draft
London Plan, revisions are being consulted on. At this time the amendments to the Local Plan do not 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 3 to this report.

7.6

The Kennington Oval and Vauxhall Forum (KOVF) have prepared a draft neighbourhood plan that would
include this site in its area. KOVF have undertaken their consultation on the draft but have not yet submitted
the draft plan or consultation statement to the council for review. As the plan undergoes the council’s formal
consultation and proceeds through the examination process, further weight can be given to it however at this
stage the no weight can be given to the draft plan.

8

ASSESSMENT

8.1

Background

8.1.1

The application site is located within the Oval and Kennington Development Area (OAKDA). The OAKDA was
created after it was confirmed that the Oval gas works would be decommissioned thereby opening up an
opportunity to comprehensively redevelop the site and remove its hazardous substances designation.
Removal of this designation would also allow for redevelopment of nearby sites as that would no longer be
restricted by the ‘blast zone’ set by the Health and Safety Executive. Consequently, a number of sites were
identified for potential redevelopment and Berkeley Group, in consultation with the council, developed the
OAKDA masterplan.

8.1.2

The masterplan was substantially completed in May 2016. It’s vision is to:

“…reclaim a large brownfield site and integrate it back into the Kennington and Oval neighbourhoods.
The Masterplan aspires to enhance and respect the distinctive character of the local area and to
create a sustainable mixed use development that will provide jobs and homes in well-designed
buildings, set in high quality public space.”

8.1.3

It sought to deliver up to 1,430 jobs, 1,250 homes, new public realm and the refurbishment of Gas Holder 1.
Furthermore, in August 2017, the Mayor of London issued new guidance setting out the ‘Threshold Approach’
to affordable housing and viability, stating that schemes achieving 35 per cent on-site provision would be
subject to a financial appraisal. It became evident that achieving 35 per cent affordable housing on-site in
accordance with the council’s required tenure split would require more homes and commercial space to be
provided to make the scheme viable. Achieving this threshold figure required an increase in height of some
buildings across the masterplan area but would increase job provision to 1,670 and the number of homes to
1,500. An addendum to the masterplan was prepared in November 2017 to reflect this.

8.1.4

In December 2017, the masterplan and the addendum were put before the Cabinet Member for Planning,
Regeneration and Jobs. He noted that the masterplan had the following principles:


Comprehensive re-development of the Masterplan area for mixed use;



Creation of a substantial number of jobs and enterprise opportunities, including a landmark building
designed to offer flexible employment space and support for employment and training opportunities;



New homes including a range of dwelling types and affordable housing in accordance with the
Mayor’s 35 per cent threshold approach as set out in his Affordable Housing and Viability SPG
(August 2017), including Lambeth’s required Local Plan affordable housing tenure split of 70 per cent
social/affordable rent and 30 per cent intermediate affordable housing;



Flexible community space that responds to identified community needs;



An area of land to be identified and safeguarded for waste management use, as a contribution to
meeting the borough’s strategic London Plan waste apportionment;



Integration into the local neighbourhood, allowing for permeability and good connectivity to the
existing residential areas surrounding the site, the nearby Kennington local centre, and the emerging
district centre at Vauxhall;



The creation of public open space, good quality public realm, green infrastructure and routes which
prioritise pedestrians and cyclists;



Acknowledgement of the site’s industrial past and heritage assets through design;



Retention of the frame of listed gasholder no.1, with refurbishment and conversion to bring it into
residential use; and



A sustainable development which contributes to the borough’s waste reduction targets and adheres
to London Plan and Lambeth Local Plan policies on car and cycle parking, servicing vehicle access,
sustainable design and construction and zero carbon homes.

8.1.5

The Cabinet Member confirmed his support for the above principles. The masterplan now forms part of the
evidence base for the review of the current Local Plan.

8.1.6

The application to redevelop Oval Gas Works was granted planning permission on 23 August 2018.

Fig. 5

Masterplan layout

The role of the masterplan in determining planning applications
8.1.7

The masterplan sets a vision for the comprehensive development of the site but it is not a planning brief and
does not stand to be adopted by the council as a planning document. Planning legislation requires planning
applications to be determined in accordance with the Development Plan unless material considerations
indicate otherwise. The Development Plan in Lambeth currently comprises the Lambeth Local Plan 2015 and
the London Plan 2016 (consolidated with alterations since 2011).

8.1.8

When dealing with the current planning application the decision-maker will be required to determine it on the
basis of what is proposed in the application, and on its planning merits. It will be for the decision maker to
decide what any material considerations are and how much weight they think should be attached to those
considerations.

8.1.9

A masterplan which has received in principle support from the council would be capable of being taken into
account as part of the process of reviewing planning policy. As such, as a contextual document the OAKDA
masterplan and addendum can be taken as a material consideration when determining a planning
application. It is for members to decide what weight to give to the masterplan.

8.1.10 This report assesses the proposal against the Development Plan taking into account all material
considerations, including the OAKDA masterplan. Where relevant, the proposal will be compared to the aims
and objectives of the masterplan.

8.2

Land Use

8.2.1

The application proposes a mixed-use development consisting of 571 residential units, replacement Tesco
store of 4,655sqm, 2,638sqm of Class B1 Office and 1,159sqm of flexible commercial floorspace (Class
A1/A2/A3, B1). The principle of the development and the proposed uses are assessed against relevant
planning policy below.

Presumption in favour of sustainable development

8.2.2

Para 11 of the NPPF sets a presumption in favour of sustainable development and this is reflected in Local
Plan Policy D2 and the other policies in the Plan. The development would be a mixed used development on
previously developed (brownfield) land. This would comply with paras 117 and 118a of the NPPF and LP
Policy 2.9. The proposal would also be in compliance with LLP Policy PN8, which is specific to Kennington
and Oval, as it would support the role of this area as an important residential and employment area.

Residential (C3)

8.2.3

The proposed development includes 571 residential units. New housing is supported by LP Policy 3.3 and
LLP Policy H1. LP Policy 3.7A relates to large residential development and states that they should be
encouraged in areas of high public transport accessibility, which is the case for this development. The
development would also support the role of Kennington and Oval as an important residential and employment
area as sought by Policy PN8.

8.2.4

The proposed development would be in accordance with these housing policies as well as the objectives of
the OAKDA masterplan.

Affordable housing

8.2.5

The application proposes 35 per cent affordable housing by habitable room with a tenure split of
approximately 70/30 social rent to intermediate, provided as shared ownership.

Total habitable rooms

Affordable habitable rooms

Percentage of total

1,476

516

35% (34.95% rounded)

Affordable/social Rent

8.2.6

Intermediate

Hab. Rooms

Percentage

Hab. Rooms

362

70.2%

154

Percentage
29.8%

The council’s Development Viability SPD (October 2017) states that viability appraisals will not be required
for applications that meet the criteria for the Mayor’s ‘Fast Track route’. The Fast Track route was established
in August 2017 when the Mayor published new guidance that sets a new ‘Threshold Approach’ to viability.
Under the Affordable Housing and Viability Supplementary Planning Guidance (SPG) 2017, an application
will not be required to submit a viability assessment if it provides 35 per cent affordable housing by habitable
rooms. Furthermore, it would not be subject to review mechanism if an agreed level of progress takes place.

8.2.7

To qualify for the Fast Track Route an application must satisfy the following criteria:


deliver at least 35 per cent affordable housing on-site without public subsidy;



is consistent with the relevant tenure split and meet other obligations and requirements to the
satisfaction of the LPA and the Mayor where relevant; and



has sought to increase the level of affordable housing beyond 35 per cent by accessing grant.

8.2.8

The applicant has sought to increase the level of affordable housing through grant. The applicant reviewed
the prospectus ‘Homes for Londoners: Affordable Homes Programme 2016-2021’ which contains provisions
for a ‘Developer-led route’ to secure grant funding for the provision of affordable housing above what is viable
to provide with no subsidy. At the grant rate per additional unit available (£28,000 per unit) it would still not be
possible to provide any additional affordable housing as the remaining costs could not be supported by the
scheme.

8.2.9

The proposed development provides 35 per cent affordable housing with a tenure split that is in accordance
with LLP Policy H2 and the applicant has sought grant funding. The development therefore complies with the
Mayor’s ‘Fast Track Route’ and as such does not require a financial viability assessment.

8.2.10 To incentivise delivery, an Early Stage Viability Review will be triggered if the scheme is not implemented is
not made within two years of the permission being granted or as agreed with the Local Planning Authority.
This would be secured in the s106 agreement.

Dwelling Mix

8.2.11 LLP Policy H4 of the local Plan seeks the provision of a mix of dwelling sizes and type in order to meet
current and future housing needs. For affordable housing the preferred mix is:


1-bedroom units: not more than 20%



2-bedroom units: 20-50%



3-bedroom units: 40%

8.2.12 The proposed affordable mix is as follows:

All affordable units
Unit type

Amount

% mix

1-bed

58

33%

2-bed

60

35%

3-bed

55

32%

Total

173

100%

8.2.13 Although the affordable dwelling mix as a whole does not accord with the preferred mix, when understood by
tenure, the dwelling mix for social rent, which is the housing type of greatest need in the borough, is much
more closely aligned to the preferred mix. The provision of 3-bedroom family units, which is of the highest
need, exceeds the target set out in the policy. This is shown in the table below:

Social rented
Unit type

Amount

% mix

Target

1-bed

32

28%

20%

2-bed

34

29%

20-50%

3-bed

49

43%

40%

Total

115

100%

8.2.14 The dwelling mix for the intermediate element is shown below:

Intermediate
Unit type

Amount

% mix

1-bed

26

45%

2-bed

26

45%

3-bed

6

10%

Total

58

100%

8.2.15 The proposed mix does not align with the preferred mix but this is a reflection of limits on affordability for
intermediate units in a high value location and the priority given to providing larger social rented units. This
mix is considered to be acceptable.

8.2.16 For market units, a balanced mix, including the provision of family size accommodation, should be provided.
The proposed market housing mix is as follows:
Unit type

Amount

% mix

Studio

37

9%

1-bed

188

47%

2-bed

145

37%

3-bed

28

7%

Total

398

100%

8.2.17 The proposed mix includes an acceptable level of family housing and is considered to be acceptable.

Residential conclusion

8.2.18 The proposed residential element is acceptable in principle and would provide an acceptable mix of market
and affordable units at different sizes.
Retail
8.2.19 The application proposes the demolition of the existing Tesco store and its replacement with a new Tesco
store as well as a number of flexible commercial spaces that could be used as A1 retail. The existing Tesco
store has a gross internal area of 3,335sqm and net sales area 1,715sqm. The proposed replacement store
would have a gross internal area of 4,655sqm with a sales floorspace of 1,365sqm, which is 350sqm less
than the existing store. The reduction in sales floorspace is a reflection of changes to shopping habits where
shopping is undertaken more regularly and there is less reliance upon a large weekly shop. Combined with
improved efficiencies in store layout, design and back of house and servicing, the amount of floorspace
required can be reduced. However it is designed to continue to meet the requirements of weekly bulk shops.
The store is intended to perform the same function it does now and this would be reflected in the retention of
the ‘Tesco’ branding rather than a ‘Metro’ or other branding.
8.2.20 The floorspace figures above show an increase in overall internal area (4,655sqm compared to 3,335sqm)
but a reduction in sales floorspace thereby indicating a large increase in back of house area. This is due to
the new customer parking (approximately 1,860sqm) being providing internally and therefore being included
in the back of house area figure. Whereas the existing car parking is external and is not counted. The back of

house areas, excluding parking is approximately 1,617sqm for the existing store and approximately 1,428sqm
for the proposed store.
8.2.21 In addition to the replacement Tesco, 1,159sqm of flexible commercial space is also proposed that could be
used for A1/A2/A3 and B1 use. If all of this space were to be used for A1, it would provide approximately
812sqm of sales floorspace, based on a typical 70:30 ratio between sales floorspace and back of house
space.
8.2.22 LP Policy 4.7 states that retail development should be focused on sites within town centres, or if no in-centre
sites are available, on sites on the edges of centres that are, or can be, well integrated with the existing
centre and public transport. Similarly, LLP Policy ED6 states that proposals for town centre uses (such as
retail) that are in edge of centre or out of centre locations will be assessed against the sequential test set out
in the NPPF.
8.2.23 The sequential test is set out under para 86 of the NPPF and states that main town centre uses, such as
retail, should be located in town centres, then in edge of centre locations; and only if suitable sites are not
available (or expected to become available within a reasonable period) should out of centre sites be
considered.
8.2.24 The applicant has submitted a retail impact assessment which applied the sequential test. The sequential test
is based on the net additional retail sales floorspace to be provided. The application proposes a reduction in
retail floorspace of the Tesco store by 350sqm however the addition of up to 812sqm of sales floorspace on
the flexible commercial units means that there is the potential for up to 462sqm net additional retail
floorspace. However, it is more likely that not all of the additional space would be used for retail. If half of the
new flexible commercial space was used for retail, the overall amount of retail floorspace would be similar to
the existing Tesco store.
8.2.25 In any case, this additional retail floorspace triggers the sequential test. However, the test must be applied to
the whole proposed development, that is, the proposed development cannot be disaggregated into separate
land use elements in order that the component parts be fitted onto smaller sites. The sequential test is a real
world test and the identification of any alternative sites must be commercially realistic and not unduly alter the
nature of the overall development proposed. In terms of availability, the policy expects that alternative sites
should be available within a reasonable time period – no definitive timeline is given – but typically availability
has been considered as immediate i.e. at the time the sequential test was being carried out. The retail impact
assessment found that there are no other sites that are large enough (approximately 1.36ha) to
accommodate the proposed mix of uses. The vacant sites available in the nearby centres are all small units
between 40-165sqm in area.

8.2.26 Para 89 of the NPPF also states that when assessing applications for retail development outside of town
centres local planning authorities should require an impact assessment if the development is over a
proportionate, locally set floorspace threshold. If there is no locally set threshold a default threshold of
2,500sqm would apply. The assessment should include:


the impact of the proposal on existing, committed and planned public and private investment in a
centre or centres in the catchment area of the proposal; and



the impact of the proposal on town centre vitality and viability, including local consumer choice and
trade in the town centre and the wider retail catchment (as applicable to the scale and nature of the
scheme).

8.2.27 Where an application fails to satisfy the sequential test or is likely to have significant adverse impact on the
above consideration, it should be refused.

8.2.28 The submitted retail assessment considers the above points. It estimates the potential turnover of the
proposed development and assesses the potential for impact on trade on nearby centres.

8.2.29 The estimated turnover of the existing Tesco store is £20.616m and the combined turnover of the
replacement Tesco plus the new retail space is £20.034m. This shows that the estimated turnover of the new
development would be very similar to the existing store. Consequently, there would be little potential for
diversion of trade away from existing centres.

8.2.30 As the projected turnover of the new development would be similar to existing, it would not require more
residents in its catchment area to be commercially viable. However, the proposed development includes 571
residential units and it is estimated that this would bring £11.9m more household spending to the area. This is
likely to be spent in the new development with the potential to spill over to nearby centres. It should be noted
that 738 units have been consented at Oval Gas Works. This would bring an additional £15.4m more in
household spending in the area. This means that the new development would both support the new retail
provision and increase potential spending at existing nearby local centres. The additional spending of
employees working in the office element of this development as well as the much larger office at Oval Gas
Works has not been calculated but it follows that their spending would further support the retail elements of
the proposed development.

8.2.31 The impact on existing nearby centres is therefore likely to be low. It should be noted that these existing
centres (Kennington Lane, Kennington Cross, Kennington Park Road and Oval Local Centres) have been
trading alongside the existing Tesco for 18 years and have continued to be successful. The relatively small
net increase in retail sales floorspace of 462sqm, the projected level of turnover and the increase in local
spending capacity indicates that the development would have an acceptable retail impact.
A2 Use

8.2.32 The flexible commercial spaces could be used as A2 uses which include financial services such as banks,
professional services and estate agents and employment agencies. LLP Policy ED9 refers to A2 uses and
limits their number and concentration in order to mitigate the negative impacts that betting shops and pay day
loan shops can have on town centres. However, since April 2015, these uses have been removed from the
A2 use class and are now ‘sui generis’. As such, the A2 uses that could occupy the development are not
considered to bring risk of harm to amenity.

8.2.33 In reference to the sequential test and impact on local retail, the test and assessment discussed earlier were
undertaken on the ‘worst case scenario’ assumption that all of the flexible commercial space would be used
as retail. If some of it was to be used as A2, this would reduce the retail sales floor area and result in a lower
retail impact.

8.2.34 The principle of A2 use is therefore acceptable.
A3 Use
8.2.35 The flexible commercial units could also be used as A3 restaurant uses. LLP Policy ED7 states that such
uses should be located in town centres or in the Central Activities Zone. The proposed development is
outside of these areas however as a town centre use it is subject to the sequential test in the same way retail
uses are. It has been demonstrated earlier that the development would meet the sequential test. Should
permission be granted, conditions would be applied to manage impacts from noise, operating hours and
servicing as required by Policy ED7. The principle of this use is therefore acceptable.

B1a Office use

8.2.36 The site includes a two-storey building known as the Axis Building, which contains 1,126sqm of B1 office
space. It is proposed to demolish this building as part of the development. The replacement development
includes 2,638sqm of B1a office space in Plot A. Plot A would also have 460sqm of flexible commercial
space that could be used as B1 business space (as well as A1/A2/A3). Plot B would also have 700sqm of
potential office space. The uplift in employment space is supported by LLP Policy ED2.
8.2.37 The proposed office in Plot A would be a ‘large office’ under LLP Policy ED3 as it would be larger than
1,000sqm. Such offices are acceptable in areas of good public transport accessibility where the PTAL is 4 or
more. The site’s PTAL is 6b.
8.2.38 The proposed large office would provide suitable premises for a larger business and the varied ground floor
offices would be suitable for smaller businesses in compliance with LP Policies 4.1a1 and 4.2A. The
development would also support the role of Kennington and Oval as an important residential and employment
area as sought by Policy PN8.
8.2.39 Although office uses are supported by the Local Plan, they are also town centre uses and Policy ED6(d)
requires the application of the sequential test as the site is not in town centre. The test was applied in
reference to the retail element of the scheme but as explained earlier, alternative sites must be able to
accommodate the development as a whole. No sites in or adjacent to a town centre were found and it was
concluded that the development passes the sequential test.

Conclusion

8.2.40 The proposed development is therefore acceptable in principle.
8.3

Design and Conservation

8.3.1

The beginning of the Agenda Pack contains a summary of the legislative and national policy context for the
assessment of the impact of a development proposal on the historic environment and its heritage assets.
This is in addition to Lambeth Local Plan and London Plan policies. The assessment that follows has been
made within this context.

Layout

8.3.2

The development would be laid out in three plots: Plot A would be on the west side of the site at the junction
of Kennington Lane and Vauxhall Street; Plot B would be on the east side with a small frontage onto on
Kennington Lane and a larger frontage onto Montford Place. Plot C would be in the south-eastern corner of
the site also facing onto Montford Place.

8.3.3

The plots are laid out so that a new pedestrian and vehicle circulation route would be provided along the
bottom of the site running east-west. This would be known as Phoenix Street and would be fully publicly
accessible. Should both this development and the consented Oval Gas Works development be completed,
both sites would be seamlessly integrated along Phoenix Street. Another publicly accessible route would be
created between Plots A and B, running north-south. This would be known as Cutlers way and it would
provide vehicle access to the Tesco customer carpark and pedestrians and cyclist access further south.
Cutlers Way would stop at Phoenix Street but in the event that the Oval Gas Works site is completed, the
intersection would be converted into a new plaza called Gasholder Place and then connect to the new northsouth pedestrian route in Oval Gas Works. This would create a continuous pedestrian link between
Kennington Lane and Kennington Oval.

8.3.4

The replacement of a low-rise food store and a large open car park with development with a strong urban
character is considered beneficial as the existing development is not characteristic of Lambeth’s tight urban
grain. The layout of the proposed blocks is logical and responds to existing building lines, creates strong
street frontages and access routes thereby improving permeability. The layout embodies the aspirations of
the OAKDA masterplan and is acceptable.
Height and massing

8.3.5

The height and massing of the development varies across the site in response to site’s context and
constraints and to provide an optimum level of development.

8.3.6

Plot A has a courtyard arrangement with all floors above ground level arranged as a perimeter block
surrounding a podium amenity area. The height varies across the block. On Kennington Lane the building is
nine-storeys for most of its frontage before stepping up to 11 stories at the junction with Vauxhall Street. This
plot is set away from the conservation area and away from any adjoining sensitive development.
Consequently, officers consider these proposed heights to be acceptable. The southern side of Plot A facing
onto Phoenix Street is more varied. It is five and ten storeys towards Vauxhall Street, steps down to nine then
upwards to 12 and 17 storeys before stepping down to 12 again as it rounds the corner. The heights reflect
the strategy set out in the OAKDA masterplan where height is focused on the centre of the masterplan area
where it is furthest away from lower scale surrounding development and nearby conservation areas.
Fig. 5 – Plot A massing

8.3.7

Plot B has a greater variance in height due to its context. Plot B has a small frontage on Kennington Lane
and is adjacent to a Georgian terrace which is within the conservation area. Consequently the height here
would be limited to a sympathetic four-storeys. As the block extends back into the site along Cutlers way it
rises to six storeys with the highest floor set back. At the corner where it addresses both Cutlers Way and
Phoenix Street the building rises to 16 storeys reflecting the OAKDA height strategy. Heading towards
Montford place height drops to seven storeys to provide a gap then rises to ten storeys where it faces onto
the street. Although the Kennington Conservation Area begins on the opposite side of Montford Place, the
site opposite is undeveloped and is being used by TfL as a worksite. Further south is the six storey gin
distillery. Consequently, officers consider this interface with the Kennington Conservation to be less sensitive
to height. The maximum of ten storeys is therefore considered acceptable. Future development of the TfL
worksite will provide an opportunity to complete the transition into the conservation area. As Plot B extends
north towards the Pilgrim Pub is steps down to eight then five storeys thereby creating a logical transition to
the smaller scale of the pub and nearby terraces.

Fig. 6 – Plot B massing

8.3.8

Due to the irregular site boundary Plot C is located on a spur that extends south along Montford Place and
into the Oval Gas Works site. As such it is designed as a simple rectangular block that would connect with
Plot 4 of the Oval Gas Works development and complete its courtyard arrangement. It would be 10 storeys to
match the height of this neighbouring plot. This height is considered is acceptable for the same reasons it is
acceptable for Plot B.
Fig. 7 – Massing of Plot C with Oval Gas Works development

8.3.9

Officers consider the proposed height and massing to be acceptable having regard to the requirements of
Policies Q5, Q6 and Q7. It would be sensitive to adjacent development while also making the most of an
opportunity afforded by a large site to create its own urban context that optimises development potential.

8.3.10 The impact of the massing on views and heritage assets is discussed later in this report.

Materials and detailed design

8.3.11 The overall approach to the elevations and materials is to break up the perception of mass to respond to local
context and to reflect the uses within each building.

8.3.12 Plot A has a long elevation along Kennington Lane and it is broken up by separating the plot into distinct
elements. The Tesco store is one element. The store would be clearly visible on the ground floor and the
floors above would be broken up into vertical bays, each with an angled projection. Prominent columns would
emphasise verticality and prevent the Tesco store from appearing as a single horizontal mass. The
uppermost floor is set back and would have a recessed angular design to reduce its size. White and buff brick
would be the main materials with light bronze cladding used for the top floor and various accent elements.
The design of the western section of this elevation is simpler and reflects the commercial uses on the ground
floor. This element would be distinguished from the Tesco store by greater use of Bronze metal cladding.

Fig. 8 – Visualisation of view from Kennington Lane

8.3.13 This treatment of white and buff brick punctuated by brick and bronze metal recess would continue around
the corner to Vauxhall Street. On Phoenix Street the office use on the lower floors use would be expressed a
light bronze metal box. Extensive glazing and a prominent entrance would create an active frontage. The
tallest element of Plot A would have the same treatment as the rest of the block but the top three floors would
have a different brick pattern and bronze metal spandrels (the section between one window and the window
below). This would distinguish the top three floors and give the building a clear ‘top’. The internal courtyard
elevations would be treated more simply with light buff or off-white render. This is to maximise the brightness
of the courtyard.

Fig. 9 – Visualisation of Plot A from Phoenix Street showing bronze treatment to office element

8.3.14 Plot B continues the above approach of breaking up the massing but has some distinctive elements. The
corner building which faces on Kennington Lane has a bull nose corner, which is a reference to similar
features in Kennington. This bull nose would also ease the transition to the neighbouring terrace. The corner
building would also be in red brick to mirror the red brick used at the Pilgrim Pub. Together these two
buildings would bookend the existing terrace on Kennington Lane. The bookending concept would continue
across the rest of Plot B as each corner element would be in red brick. The intervening sections would share
the same palette as Plot A of white and buff brick and bronze metal clad elements.

Fig. 10 – Visualisation of Plot B from Cutler’s Way

8.3.15 As with Plot A, the tallest element of Plot B would have bronze metal clad spandrel at the top three floors in
order to distinguish them from the lower floors and give the building a ‘top’.

8.3.16 Plot C is designed to integrate with Plot 4 of Oval Gas Works and therefore would have the same materials
and detailed design. It would have grey brick on the ground floor with buff brick above.
8.3.17 Officers support the proposed approach to the elevations and materials. The strong brick treatment and calm
aesthetic tempers the buildings’ massing and visual impact. Subject to conditions securing details of
construction and materials, the proposal would be in compliance with Policies Q5, Q6, Q7 and Q8.
Views
8.3.18 Strategic views are those identified in the LVMF designated by the Mayor of London. The application site is
lies within the background or ‘wider setting consultation area’ of View 4A.2, Primrose Hill to the Palace of
Westminster. Due to the distance the development, it would not be discernible in this view. There would be
no impact.

8.3.19 LLP Policy Q25 identifies a number of protected local views. The application site is in the Brixton Panoramic
View looking north from Brockwell Park (View (i) under Policy Q25) and the view from Norwood Park to the
City (View (ii)) however due to the distance from these viewpoints the development would not be discernible.
The site also falls within the viewing cone of the landmark silhouette of the Vauxhall Cross Building (MI6)
viewed from Millbank (View (xvii)) however it is not visible in this view and there would be no impact.
8.3.20 In addition to the above strategic and protected local views, 17 other views from within the local area were
assessed using photographs and superimposed wireline drawings or fully rendered images of the completed
development.

8.3.21 From the west, the development would be highly visible along Kennington Lane. The side elevation of Plot A
would be visible behind the Big Yellow Storage building but would appear as a series of buildings rather than
a single slab. Its presence results in a more strongly defined streetscape and is not considered to cause
harm. It is likely that the Big Yellow Storage building would be developed in future, which would further
strengthen the streetscape.
Fig. 11 – Visualisation of view on Kennington Lane looking east

8.3.22 From the north the development would be visible in views from within the Vauxhall Gardens Estate. Plot A
would form a strong frontage to Kennington Lane and the taller elements would form a backdrop. The
buildings would not appear dominant as they would remain lower than the foreground buildings of the estate
and would not detract from its character. Gasholder 1 would be visible between the two taller elements.
8.3.23 From the east on Kennington Lane, before it curves away, the development would be highly visible (Fig. 12).
It would create a strong clear frontage on Kennington and would rise up to the left up to its maximum height.
The smaller red brick corner building would also be in view. The buildings would be seen as part of a varied
townscape backdrop formed by this development and the estate opposite. The visibility of the taller elements
would be localised to the edge of the conservation area where there is a noticeable change in townscape
character. The impact on this view is neutral.
Fig. 12 – Visualisation of view from Kennington Lane looking east.

8.3.24 Further east the development would be visible above the roof line of the Grade II listed terrace at 231-245
Kennington Lane (Fig. 13). The visibility is partly obscured by the tree cover but would remain visible in the
background, particularly during winter. As discussed above, the proposal marks the transition out of the
conservation area and taller buildings in the backdrop of smaller scale buildings is typical of inner London.
The view would be a kinetic view and would shift as one moves west along Kennington Lane. This is
considered to cause ‘less than substantial harm’.

Fig. 13 – Visualisation of view from Kennington Lane looking south-west (Oval Gas Works development
outlined behind).

8.3.25 Further north-east along Kennington Lane the impact lessens and the development would sit unobtrusively in
the backdrop. In views from Kennington Cross, Gasholder 1 would remain visible.
8.3.26 The development would be visible in the backdrop of views from Kennington Green and would sit well within
an existing multi-layered backdrop. From the eastern end of Montford Place the development would be visible
behind and to the right of the distillery. Together with the gas holder, the distillery establishes a sense of
scale which can accommodate the proposed development.
8.3.27 From the south-east along Kennington Oval the development would be visible through the frame of
Gasholder 1 but if the Oval Gas Works development comes forward the proposal would not be visible.

8.3.28 Two views from Oval Cricket Ground were taken. In both, the development would form part of the backdrop
to Gasholder 1 and be seen as distinct elements in the townscape. Gas holder 1 would remain prominent in
this view. If the Oval Gas Works development comes forward, the proposal would be almost completely
concealed.

8.3.29 Further south the development would be barely visible from Fentiman Road and completely concealed in the
view from Vauxhall Park. From Vauxhall Pleasure Gardens, Plot A would be visible in the far distance above
the existing skyline but the impact would be minor. Finally, from Kennington Park, the development would not
be visible.

Views conclusion
8.3.30 The proposed development would not affect any identified strategic or locally protected view but would be
visible in a number of local key views. Where it is visible, the development is either subordinate to or separate
from existing development or presents a strong street frontage to replace the existing low level development.
Overall, the impact on the townscape is considered acceptable.

Impact on designated heritage assets

8.3.31 When assessing the impact on heritage assets, the first step is for the decision-maker to consider each of the
designated heritage assets (referred to hereafter simply as “heritage assets”) which would be affected by the
proposed development in turn and assess whether the proposed development would result in any harm to the
heritage asset.
8.3.32 The decision of the Court of Appeal in Barnwell Manor confirms that the assessment of the degree of harm to
the heritage asset is a matter for the planning judgement of the decision-maker.
8.3.33 However, where the decision-maker concludes that there would be some harm to the heritage asset, in
deciding whether that harm would be outweighed by the advantages of the proposed development (in the
course of undertaking the analysis required by s.38(6) PCPA 2004) the decision-maker is not free to give the
harm such weight as the decision-maker thinks appropriate. Rather, Barnwell Manor establishes that a
finding of harm to a heritage asset is a consideration to which the decision-maker must give considerable
importance and weight in carrying out the balancing exercise.
8.3.34 There is therefore a “strong presumption” against granting planning permission for development which would
harm a heritage asset. In the Forge Field case the High Court explained that the presumption is a statutory
one. It is not irrebuttable. It can be outweighed by material considerations powerful enough to do so. But a
local planning authority can only properly strike the balance between harm to a heritage asset on the one
hand and planning benefits on the other if it is conscious of the statutory presumption in favour of
preservation and if it demonstrably applies that presumption to the proposal it is considering.
8.3.35 The case-law also establishes that even where the harm identified is less than substantial (i.e. falls within
paragraph 134 of the NPPF), that harm must still be given considerable importance and weight.
8.3.36 Where more than one heritage asset would be harmed by the proposed development, the decision-maker
also needs to ensure that when the balancing exercise in undertaken, the cumulative effect of those several
harms to individual assets is properly considered. Historic England does not suggest that the cumulative
effect of the individual instances of harm identified amounts to substantial harm and officers do not consider
that the total harm (i.e. the cumulative effect of the several instances of harm identified) amounts to
substantial harm. Looking at the position as a whole, it is plain that there are a number of adverse impacts on
heritage features which individually and cumulatively result in less than substantial harm. However, less than
substantial harm does not mean insignificant harm. Considerable importance and weight must be attached to
each of the harms identified and to their cumulative effect.
8.3.37 What follows is an officer assessment of the extent of harm which would result from the proposed
development to the scoped heritage assets provided by the applicant as part of its submission. This includes
Conservation Areas, and neighbouring Listed Buildings. Both an individual assessment against each heritage
asset as well a cumulative assessment is provided. This is then followed by an assessment of the heritage
benefits of the proposals.
Impact on heritage assets: Conservation areas
8.3.38 The application site is not in a conservation area but Kennington Conservation Area is immediately to the
east thereby placing it within the setting of that conservation area. The development would be most visible
from Kennington Lane, Montford Place and Kennington Green. Officers have had regard to the Kennington
Conservation Area Statement in their assessment.

8.3.39 As discussed above, the development would be visible behind buildings on Kennington Lane. These
buildings are identified in the conservation area statement as ‘imposing’ 19 th century building making a
positive contribution to the character of the conservation area. Although the proposed buildings would be
visible, their contrasting form would cause only less than substantial harm. Tall buildings appearing above
building lines are not uncommon in central London, particularly in areas of change and the proposal’s calm
aesthetic reduces their prominence. The view is also a kinetic view in that it shifts as one moves westward
towards the boundary of the conservation area. The development would be less visible from Montford Place
and Kennington Green (noteworthy view identified in the Kennington Conservation Area Statement) and
would sit acceptably within the backdrop of views toward the site. There would be a small ‘less than
substantial’ harm to the conservation area.
8.3.40 Vauxhall Conservation area lies further to the west and the western end of Kennington Lane and identified in
its conservation area statement, is a key historic route within the conservation area. Views eastward along
Kennington Lane would terminate at the proposed development. The conservation area statement describes
Kennington Lane as a narrow street and with a strong sense of enclosure softened by a number of mature
trees. The proposed development would be distant beyond the trees and step away in height. As such, it
would not have an adverse impact on the setting of these qualities of Kennington Lane.. There would be no
harm to the Vauxhall Conservation Area.

Impact on heritage assets: Listed Buildings

8.3.41 There are no listed buildings on the application site. The nearest listed buildings are 231 to 245 Kennington
Lane to the east which is a terrace of houses noted for their Georgian style and substantial size. The
proposed development would be visible behind these properties as one moves westward towards the
conservation area boundary. The road is tree lined and the listed buildings terminate the view due to the bend
in the road. The new development would step up away from the edge of the conservation area and the brick
treatment and calm aesthetic of the proposed buildings reduces their presence. Although, the new
development is visible it is a matter of judgement as to whether their visibility is harmful. Officers consider
that having new development visible in the backdrop of listed buildings is characteristic of London and that
the proposed buildings would not be dominant or contrasting in unsympathetic way. One mitigating factor is
that the adverse impact is a momentary one in a kinetic experience as one travels westward along
Kennington Lane. Given the council’s statutory obligation to pay ‘special regard’ to preserve the setting of
listed buildings officers consider that there is a small degree of harm to their setting resulting in ‘less than
substantial’ harm.

8.3.42 Grade II listed terrace houses are also present on Montford Place and on Kennington Green. The proposed
development would be visible in the background to these properties but would form part of an already multilayered backdrop that is dominated by the gin distillery. There would be no harm to their setting.

8.3.43 Gasholder 1 to the south is Grade II listed. There is planning consent to build within and adjacent to the
gasholder and if that development is completed, the setting of the gasholder would be entirely defined by that
development. However, until then, the proposed development would form part of its setting. Officers consider
that the proposed buildings are sufficiently distant and distinct from the gasholder to not detract from its
setting. There would be no harm.

Impact on heritage assets: Locally Listed Buildings/Structures and Archaeological Priority Area
8.3.44 Locally Listed Buildings are ‘non-designated heritage assets’ under the NPPF. Para. 197 of the NPPF states
that the effect of an application on the significance of non-designated heritage asset should be taken into
account in determining the application. In addition LLP Policy Q23 seeks to retain, preserve, protect,
safeguard and where desirable, enhance non-designated heritage assets.

8.3.45 The nearest local listed buildings are Gasholders 4 and 5 immediately to the south. They are a conjoined pair
of gasholders and have architectural interest due to their scale, form and geometry as well as the Neoclassical design detailing and cast quality. Although they are of architectural interest, these gasholders were
not statutory listed with Gasholder 1 and have a Certificate of Immunity from Listing. Planning permission to
demolish these gasholders has been given as part of the Oval Gas Works development. However, until that
development is completed, the proposal would form part of their setting. Although it would be nearby, the
development would not detract from their architectural interest. Their scale, form and geometry would remain.
There would be no harm.
8.3.46 To the south-east is the gin distillery and 1 & 5 Montford Place. The Gin Distillery is a large industrial building
and the development would be in keeping with its scale. Its domed tower and facades would all remain visible
on the streetscene. As for Montford Place, the development would only be visible in wider views from
Kennington Green. The setting to these two properties is dominated by the gin distillery. There would be no
harm.
8.3.47 Kennington Green is a Protected London Square which means it benefits from the London Squares Act 1931
banning building work on such squares. Protected squares are treated as non-designated heritage assets. As
discussed earlier, the development would form part of multi-layered back drop that is dominated by the gin
distillery when viewed from the green. There would be no harm.
8.3.48 Non-designated heritage assets also include archaeological assets and the same policy approach applies.
Policy 7.8 of the London Plan emphasises that the conservation of archaeological interest is a material
consideration in the planning process. LLP Policy Q23 requires proper investigation and recording of
archaeological remains.

8.3.49 The application has been reviewed by the Greater London Archaeology Advisory Service (GLAAS) and no
objection is held subject to conditions securing a scheme of investigation and recording for potential
archaeological assets on the site.
Impact upon heritage assets: Summary
8.3.50 The impact of the development on designated heritage assets has been assessed and the results are
summarised in the table below.

Designated Heritage Asset

Level of harm

231-245 Kennington Lane

Less than substantial

3 and 7-25 Montford Place

None

346-366 Kennington Road (on Kennington

None

Green)
Gasholder 1

None

Kennington Conservation Area

Less than substantial

Vauxhall Conservation Area

None

Non-designated Heritage Asset

Level of harm

Gasholders 4 and 5

None

Gin distillery

None

1 & 5 Montford Place

None

Kennington Green

None

Archaeology

None

8.3.51 Individually, there are instances of less than substantial harm. Cumulatively, it is considered that the level of
harm is still less than substantial. As per para. 196 of the NPPF, where a development would lead to less
than substantial harm, this harm should be weighed against the public benefits of the proposal, including
securing its optimum viable use.

8.3.52 The public benefits of the scheme are summarised below:


571 new homes of which 35 per cent would be for affordable housing;



3,798sqm of new commercial floorspace;



Up to 160 new jobs and a package of employment and training opportunities secured via s106;



Replacement Tesco store with greatly reduced car parking;



New public realm providing new pedestrian and cycle routes;



Improved street frontages and public realm on Kennington Lane and Montford Place.

8.3.53 Officers have had special regard to the desirability of preserving the listed building or its setting or any
features of special architectural or historic interest which it possesses as well as to the desirability of
preserving or enhancing the character or appearance of the conservation area. Officers have identified that
the development would result in ‘less than substantial harm’ and have had regard to the statutory
presumption against granting planning permission for development which would harm a heritage asset.
Mindful of this presumption and the considerable importance and weight that is given to any harm, officers
consider that the cumulative ‘less than substantial harm’ would be outweighed by the public benefits of the
scheme.

Tall Buildings

8.3.54 LP Policy 7.7 relates to tall buildings and states that they should not have an unacceptably harmful impact on
their surroundings. This approach is continued in LLP Policy Q26. These policies require consideration of a
number of factors, all of which have been considered in the above assessments.

8.4

Standard of residential accommodation
Housing and Development Density

8.4.1

The density of the proposed development would be 1,392 habitable rooms per hectare (hr/ha) or 419 units
per hectare (u/ha). Table 3.2 of the London Plan sets out target density ranges according to urban context,
public transport accessibility and unit size. For a site in an urban context with a high PTAL (6b) and average

unit size of less than 3 habitable rooms per unit, the target density range is 200-700 habitable room per
hectare (hr/ha) or 70-260 units per hectare (u/ha).

8.4.2

Although the density is beyond the upper limit of the target range, the London Plan and Housing SPG confirm
that it is not appropriate to apply Table 3.2 mechanistically and that higher densities can be acceptable where
local context, design, residential quality and transport capacity are properly considered. The proposed
development is considered to both appropriately account for the local context while also creating its own; is of
a high quality design and is located where public transport accessibility is highest (6b). These matters are
discussed in more detail later in this report but the proposed development is not considered to exhibit
symptoms of overdevelopment and is therefore of an acceptable density having regard to LP Policy 3.4 and
LLP Policy H1.
Layout and access

8.4.3

All units meet the minimum space requirements set out in the National Space Standards and provide
adequate room sizes, storage space and floor to ceiling height (2.5m).
Accessible, Adaptable and Wheelchair Housing Provision

8.4.4

The development includes 57 units that would meet Part M4(3) of the Building Regulations, classified as
wheelchair adaptable units. This constitutes 10 per cent of the total number of dwellings in line with London
Plan standards. All of these units are would be provided in Plots B and C as these plots have easiest access
to the Blue Badge 24 parking spaces provided on the ground floor of Plot B. 33 further Blue Badge spaces
would be provided in the basement of Oval Gas Works so that a space is available for each wheelchair unit.
This would be secured by s106. Of the 57 wheelchair units, 28 are for market sale (equal to 7 per cent of total
market housing) and 29 are provided as affordable housing (equal to 16.8 per cent of affordable units). All
wheelchair units have level access from the point of entry to the building and are served by two lifts. The
communal spaces and new public realm would also be wheelchair accessible.
Privacy

8.4.5

The courtyard arrangement of Plots A and B means that some flats would be facing each other. However, in
both instances the courtyards are at least 24m wide, which is sufficient to avoid a sense of overlooking. The
relationship with properties outside of the site is discussed in section 8.5.
Outlook and Aspect

8.4.6

The number of dual, ‘semi-dual’, single aspect and north facing single aspect units for each plot is set out in
the table below. Dual aspect units are considered to be those that benefit from two different elevations.
‘Semi-dual’ aspect units are those that have a single elevation but have the benefit of a projection at least two
metres deep to provide an additional aspect. This projection would have a full height glazed door with access
to a balcony. Single aspect units have a single elevation and no projection.

Breakdown of dual, semi-dual and single aspect units.
Plot

Dual aspect

‘Semi-dual’

Single aspect

Single aspect and
North facing

A

134

202

8

0

39%

59%

2%

0%

B

C

Total

8.4.7

111

60

3

0

64%

34%

2%

0%

39

14

0

0

74%

26%

0%

0%

284

276

11

0

50%

48%

2%

0%

The table shows that the total number of full dual aspect dwellings is 50 per cent. The provision of these units
is welcomed.

8.4.8

Only two per cent of dwellings are single aspect and do not have a projection to provide an alternative
aspect. There are eight of these in Plot A and they are located in the north-west corner of the courtyard.
Although providing an inset balcony would provide an alternative aspect to make them ‘semi-dual’, a
projecting balcony, would receive more direct sunlight due to their particular corner position. This is
considered acceptable. Plot B has three single aspect flats. One of these is a ground floor one-bedroom flat
which faces east onto Montford Place. It does not have a projecting element with inset balcony, which would
make it ‘semi-dual’, as it was considered more appropriate to have a full width external patio given its ground
floor position. The other two single aspect units are located on the fifth floor and face west. They are single
aspect as they do not have a projecting element to provide an alternative aspect. This is due to their setback
‘penthouse’ position on the fifth floor. However, they would benefit from a wide roof terrace. Given their
particular designs, the single aspect units are considered acceptable.

8.4.9

48 per cent of the dwellings would be ‘semi-dual’. They would face one direction but have a projecting
element providing an alternative aspect. The projecting element would have openable glazing to provide a
degree of cross-ventilation, a view towards a different direction and additional sunlight where they face east,
south or west. 48 semi-dual units have their main aspect to the north. 14 of these are within the courtyard to
Plot A but have been designed with a shallower depth to increase sunlight penetration into living areas. Their
openable windows and balcony doors have also been placed at opposite ends of the flat in order to maximise
cross ventilation. 34 units face onto Kennington Lane. They are all one-bedroom units and 20 of these have
been designed with an angled bay window to provide a wider aspect and better light penetration than a
conventional semi-dual unit. The remaining 14 are located at the north-western corner which is already at a
slight angle. The number of semi-dual units is a result of the limited number of cores that can reach the
ground floor of the building due to the presence of the Tesco store. However the above design features
acceptable mitigate the constraints of a north facing semi-dual aspect unit.

8.4.10 On balance, the number of dual aspect units is considered acceptable.
Daylight and sunlight
8.4.11 The proposed dwellings have been tested for their expected level of daylight. This has been measured based
on Average Daylight Factor (ADF) and skyline visibility using the No Sky Line (NSL) test.

8.4.12 ADF is a measure of diffuse daylight within a room and accounts for factors such as window quantity and
size, room size, reflectance of walls, type of glazing and number of windows. Kitchens should achieve 2 per
cent ADF, 1.5 per cent for living rooms and 1 per cent for bedrooms. NSL also measures daylight but simply

measures the portion of a room that can receive direct skylight compared to those that cannot. The area of a
room that does not receive direct skylight should not exceed 20 per cent.
8.4.13 1,410 out of 1,518 habitable rooms (93 per cent) would meet or exceed the BRE recommendation for ADF.
41 rooms would not meet the recommended percentage by only 0.1-0.2 percent so can be considered to be
only marginally below. Eight kitchen/living/dining rooms would not achieve the recommended 2 per cent for
kitchens but would achieve the 1.5 per cent recommended for living rooms. Given the open plan nature of
these spaces, officers consider these acceptable. This means that 96 per cent of rooms have achieved
acceptable level of ADF. Of the remaining 59 rooms, 44 are bedrooms, nine are open plan
living/kitchen/dining areas and six are living rooms.
8.4.14 The living rooms and living/kitchen/dining areas seeing lower daylight levels are located within areas that face
onto other development façades or into the courtyards at Plots A and B. Some are also located behind or
beneath a balcony. It should also be noted that all of these rooms falling short of recommendation for living
areas (1.5 per cent ADF) see at least 1 per cent ADF, which is the minimum recommended for bedrooms.
8.4.15 Although there are 44 bedrooms that would not meet the target figure for ADF, this is only a small portion of
the 946 bedrooms in the development. In addition, the development has been designed to prioritise daylight
to living areas, resulting in a higher number of bedrooms compared to living areas not meeting the target
figure.
8.4.16 In terms of sunlight, 229 of the 352 (67 per cent) windows that would face within 90 degrees due south (in
order to receive sunlight) would be well sunlit through the year exceeding the BRE recommendations for
APSH. In addition, 234 out of the 359 (67 per cent) tested living areas also exceed the recommended
sunlight hours in winter time. The occurrence of low sunlight availability in some of the tested rooms is due to
the provision of balconies that obstruct the direct access to sunlight, or to the room’s location on the lowest
floors. However, the occupants will still have access to sunlight through the use of the balconies which will be
well sunlit, especially in the summer months.
8.4.17 The levels of daylight and sunlight are considered acceptable given the urban context and optimal use of the
site.
Noise and Vibration
8.4.18 The proposed dwellings would be exposed to noise from road traffic and potentially from activities at the
Pilgrim public house. All dwellings would be required to have appropriate noise and vibration attenuation
measures with particular attention given to those near the Tesco service yard and those near the Pilgrim
public house. This would ensure acceptable amenity to the new dwellings and the continued operation of the
Pilgrim. This would be secured by condition 32.
Residential Amenity and Play Space
8.4.19 All dwellings would have a balcony or terrace compliant with the Housing SPG. For a development of this
size, LP Policy H5 requires the provision of a total of 5,760sqm of private and communal amenity space. The
proposed development provides a total of 7,584sqm of private and communal amenity space. However, this
must be understood plot by plot as access to each plot’s amenity space would be restricted to residents of
that plot.

8.4.20 Plot A would require 3,490sqm of private and communal space. In addition to the 2,177sqm of private
balconies and terraces, it would have a 1,438sqm podium level courtyard and three rooftop amenity spaces
providing a further 1,201sqm. This results in a total of 4,816sqm, exceeding the minimum requirement. The
roof terraces would receive ample direct sunlight. The BRE guidance states that an at least half of an amenity
space should receive two or more hours of sunlight on the spring equinox (21 March). The roof terraces
would each receive direct sunlight to between 82 and 98 per cent of their area. The courtyard would not
receive direct sunlight on 21 March but around the summer solstice (21 June) just over half would receive
more than four hours of direct sunlight. The northern half of the podium would receive the most sunlight and
the landscaping has been designed with a ‘sun walk’ that provides opportunities for seating and play in these
sunlit areas.
8.4.21 Plot B would require 1,749sqm of private and communal space and provides 2,123sqm consisting of
1,068sqm of private balconies and terraces, 241sqm roof gardens and a 814sqm courtyard. The largest of
the three roof terraces, which is located at the southern end of the building, will receive direct sunlight to 83
per cent of its area on 21 March. The two smaller roof terraces would not receive direct sunlight at this time
but on 21 June the roof terrace on west side of the building will receive at least four hours of sunlight and the
roof terrace on the east will receive at least eight hours. The courtyard will not receive direct sunlight on 21
March and but would be sunlit around the summer solstice.
8.4.22 Finally, Plot C would require 580sqm. 305sqm of private amenity spaces plus a 315sqm roof garden would
together provide 620sqm, exceeding the minimum requirement. The roof terrace would be largely
unobstructed to sunlight and would be lit for eight or more hours each day between 21 March and 21
September.
8.4.23 The proposed development includes a sufficient amount of amenity space and residents of each block would
have access to a sunlit communal space throughout the year. The development is in compliance with Policy
H5.
8.4.24 Using the methodology in the Mayor’s SPG Providing for Children and Young People’s Play and Informal
Recreation, the residents would need access to 1,700sqm of playspace of which 770sqm would be for 0-5
year olds, 570sqm for 5-11 year olds and 360sqm for 12+ year olds.
8.4.25 770sqm of playspace for 0-5 year olds and 570sqm of space for 5-11 year olds is provided in various
locations throughout the scheme, both in private communal areas and as part of the new public realm.
148sqm of playspace is provided on-site for 12+ year old children with the remaining requirement of 212sqm
to be provided off-site in local parks. Kennington Park and Vauxhall Pleasure Gardens are both
approximately a 500m walk away, well within the maximum 800m walking distance set out in the Mayor’s
guidance. A financial contribution towards these parks would be secured under the s106.
8.4.26 Playspace would be provided in each courtyard of Plots A and B to serve their respective residents. Plot C
would have access to a pocket park on Cutlers Way that would provide play spaces for 0-11 year olds. The
pocket park would be 80m away, which is within the 100m maximum walking distance set out in the Mayor’s
guidance. There would be an opportunity for Plot C to also have immediate access to the courtyard of Plot 4
of the Oval Gas Works development, to provide additional play beyond that required by the standards. This is
due to the Oval Gas Works play area being 55sqm larger than required by the standards. Providing this
access this would be possible as both sites are in the applicant’s ownership. This access would be secured
through the s106 agreement.

8.4.27 Under 5s would have natural and incidental or ‘play on the way’ features on Cutlers Way and more formalised
play equipment in the courtyards. Children aged 5-11 will have more challenging play equipment and 12+
year old children will have casual play and hang out opportunities on-site and access to other facilities at
Kennington Park and Vauxhall Pleasure Gardens. Kennington Park has an existing playground for children
up to the age of 14, fitness equipment, skate bowl and free facilities for football, cricket, table tennis and
basketball. Vauxhall Pleasure Gardens has a free to use combined basketball court/football pitch.
8.4.28 The proposed playspace is in accordance with LP Policy 3.6 and LLP Policy H5.
8.5

Amenity for Neighbouring Occupiers
Daylight and Sunlight

8.5.1

The beginning of the Agenda Pack contains broad contextual overview of the assessment framework within
which BRE compliant sunlight and daylight studies are undertaken. This includes an explanation of the key
terms and targets contained within the BRE guidance. The following assessment has been made in the
context of this information.

8.5.2

The application is accompanied by a daylight and sunlight report which was independently reviewed by a
consultant appointed by the council. It should be noted that the BRE guidance sets a benchmark of 27 per
cent for VSC however this figure is derived from a low density suburban housing model and can be
impractical to apply to existing dense urban areas. In densely built up areas retained VSC values of 18 per
cent can be considered more appropriate. Where VSC drops below 10 per cent, direct daylight from the sky
will be poor.

8.5.3

The following residential properties would experience a noticeable change:


Eccles Court, 260 Kennington Lane



251-255 Kennington Lane



257-261 Kennington Lane



The Pilgrim (247 Kennington Lane)



Waylett House

Eccles Court
8.5.4

Eccles Court is to the north of the application site at the junction of Vauxhall Street and Kennington Lane. It
is a three storey residential property with windows to the front and rear. The front windows, which face south
towards the application site, were assessed. Of the 24 windows assessed (including the side facing panels
of the bay windows), seven would experience a ‘major adverse’ impact on VSC due to reductions from
existing to proposed VSC exceeding 40 per cent. However, for only two of these windows would retained
values of VSC fall below 18 per cent. One of these windows serves a living room but would retain a VSC of
17.3 per cent, just below 18 per cent. The other window is a bedroom window with a retained value of 16.6
per cent. Bedrooms are considered to be less sensitive but the retained value is not far below the 18 per
cent.

8.5.5

All rooms would retain NSL values of more than 50 per cent, which means that the majority of the room
would receive direct skylight.

8.5.6

The applicant also undertook an assessment of ADF, which can be a more precise assessment as it takes
into account window size, glazing type, room surface area and wall reflectance. This assessment found that
all rooms would meet BRE targets for ADF. Furthermore, all rooms would meet BRE targets for sunlight.

8.5.7

Officers consider that the impact on Eccles Court would be acceptable.

257-261 Kennington Lane
8.5.8

257-261 Kennington Lane is a terrace of three houses, some of which have converted into flats (Fig. 14
below). The properties are located to the immediate north of the application site so their rear windows would
be affected by the development. Of the 20 windows assessed at no. 257, two would experience reductions
in greater VSC greater than 40 per cent and would have new VSC values of less than 18 per cent (13.3 and
15 per cent respectively). The use of these rooms is unknown. However, if they are assumed to be living
rooms, which are more sensitive, these rooms would still have good daylight distribution as more than 89
per cent of these rooms would receive direct skylight as measured as NSL. These two windows would pass
the sunlight test during summer but not in winter. As there is a lower expectation of sunlight in winter officers
consider the impact on these two windows to be acceptable.

Fig. 14 – 257-267 Kennington Lane are the three properties on the left

8.5.9

At no. 259, 15 windows were assessed and five would have reductions of more than 40 per cent and have
new VSC values less than 18 per cent. Two of these are living rooms, two are bedrooms and one is of
unknown use. The room that is of unknown use would have no change to its NSL so would still receive
adequate daylight. The other rooms would experience noticeable impacts on daylight and sunlight but they
each serve separate flats so each dwelling would still receive adequate amenity from its other rooms that
would not be affected. Of the windows that are affected, the greatest impact would be on a basement and a
ground floor window but it should be noted that these are already affected by an existing mature tree in the
rear garden. Although the development would result in material impacts to the rear of this building, officers
consider that on balance the impact is acceptable given the need to optimise development of the application
site and the benefits that the development would bring.

8.5.10 No. 261 Kennington Lane is a four storey terrace house. 14 windows were assessed and four windows
would experience reductions greater than 40 per cent and have new VSC values of less than 18 per cent.
One of these windows is a lower ground floor kitchen, which would experience a material impact. Another is
a first floor living room that would still retain a NSL of more than 50 per cent so would still have an adequate
distribution. The other two affected windows are bedrooms which both would have NSL around 50 per cent
(48.6 and 56.7 per cent respectively). As such, they too would have adequate daylight distribution. These
bedrooms would also have a good level of sunlight throughout the year due to their APSH being more than
25 per cent. This property is a house and although the rear facing windows be affected, the dwelling as a
whole would still have good amenity due to the well-lit front facing rooms.

251-255 Kennington Lane

8.5.11 251-255 Kennington Lane is another short terrace of three residential properties, some of which have been
converted into flats or maisonettes. At no. 251, four windows were assessed and three of them would
experience reductions of more than 40 per cent and have retained VSC values of less than 18 per cent. One
of these, a living room, is just below at 17.4 per cent. One other is a kitchen with 13.3 per cent. Both of these
rooms would retain NSL values of more than 50 per cent which means the majority of the room would still
have access to direct skylight. The third room is a lower ground floor bedroom with a VSC of 9.8 per cent

and NSL of 31.8 per cent. Under the BRE guidance, bedrooms are considered to be less sensitive and the
dwelling benefits from a front facing reception room which would not be significantly affected. The upper
floors are a single maisonette and it would continue to benefit from multiple rooms with a well-lit front aspect.
Finally, all except the bedroom would exceed the 25 per cent benchmark for sunlight hours across the year.
The bedroom would achieve 21 per cent.
Fig. 15 – 251-255 Kennington Lane

8.5.12 No. 253 is a similar property to no. 251. Three rear facing windows serving habitable rooms were assessed.
The lower ground and upper ground floor window would both experience reductions in excess of 40 per cent
with a retained VSC value of 11.2 and 16.8 per cent respectively. The upper ground floor window is a living
room and retain an NSL of over 50 per cent meaning that the majority of the room would have direct skylight.
The lower ground floor window is a bedroom with an NSL of 39.7. As discussed above, BRE guidance states
that bedrooms are treated as being less sensitive to lower daylight. The dwelling would still benefit from welllit front facing rooms. The bedroom would have 23 per cent APSH, just under the 25 per cent benchmark for
sunlight. The other two rooms would both exceed 25 per cent APSH across the year meaning that they would
receive an acceptable level of sunlight.

8.5.13 At no. 255, seven windows were assessed and five would have reductions of greater than 40 per cent and
retained VSC values of less than 18 per cent. These seven windows serve five rooms and four of these
rooms would retain NSL values of 50 per cent so the majority of their area would have direct access to
skylight. The room that does not have more than 50 per cent NSL is a lower ground floor kitchen/diner room.
This room would experience a material impact on daylight but the main living space is front facing and would
be unaffected.
8.5.14 An additional assessment was undertaken to determine what impact on daylight there would be if the flats
closest to no. 251 Kennington Lane were removed to reduce the building volume. No. 251 was chosen as it
would have closest relationship to the proposed development and most likely to benefit. The flats removed
are four flats over the first to fourth floors of Plot B south of no. 251. The results of the cutaway exercise
revealed that it would have a negligible effect. VSC values would improve by 0.1 per cent and NSL values by

0.2 per cent but this would not be perceptible. The impact on the other properties in the terrace would be
even less as they are further away. Achieving noticeable improvements would require drastic cut backs to
Plot B that would entail a significant reduction of units and undermine the viability of the development.
8.5.15 In Appendix 4, the retained values for all affected windows at 251-261 Kennington Lane are provided in a
table.

Pilgrim public house

8.5.16 247 Kennington Lane is the Pilgrim public house. It has ancillary staff accommodation on the first and second
floors. Of the seven windows assessed, none would experience a reduction in VSC greater than 40 per cent.
Two windows would have retained VSC values of less than 18 per cent. One of these windows would have
an NSL of 47 per cent, just marginally below the 50 per cent target for NSL meaning that it would still receive
daylight. The other window would retain 37.9 per cent NSL. Although this window would experience a
material impact, it serves transitory accommodation for staff so it is considered to be less sensitive. Both
rooms would have sunlight hours around the 25 per cent target across the year (22 and 28 per cent
respectively) so would continue to receive a reasonable level of sunlight.

8.5.17 The majority of the rooms would continue to receive good daylight. The impact on the Pilgrim is considered to
be acceptable.
Waylett House

8.5.18 Waylett House is an eleven story block of flats located north of the site on the opposite side of Kennington
Lane. 258 windows serving 86 rooms were assessed. 18 would experience a ‘major’ reduction of 40 per cent
or more and have a retained VSC value of less than 18 per cent. The building has a grid of projecting
balconies that already limit sky visibility. In such cases, small changes in sky visibility can cause large
percentage reductions. In order to understand this impact, the BRE advise that a second assessment is
undertaken with balconies removed. Under that assessment, all windows would meet the BRE target values
for daylight and sunlight, which means that it is the presence of balconies rather than the design of the
proposal that is causing the impact.

Sunlight on amenity areas

8.5.19 An assessment was undertaken on the impact the development would have on sunlight reaching nearby
residential gardens. The BRE benchmark is 50 per cent of a garden receiving more than two hours of direct
sunlight on the 21st of March (the Spring Equinox). Currently, the private gardens to 251-255 do not meet the
BRE benchmark. This would continue if the proposed development was completed as there would be a
reduction from around a third of the garden receiving two hours of sunlight to no areas of the garden meeting
this test. 247 (The Pilgrim Pub) and 257 to 261 Kennington Lane would not achieve this benchmark whereas
they do under the current situation. However, during the summer solstice, 247 to 255 would not be affected
until 5pm. For 259 and 261, the gardens would be affected from 2pm.

8.5.20 As described above, 251-255 would experience a material impact on their garden which must be balanced
against the planning benefits of the scheme. For other nearby properties, officers consider that during the

warmer months when they are most likely to be used, the private amenity areas of the nearest residential
properties would receive an adequate amount of sunlight. The impact on sunlight is therefore considered
acceptable on balance.
Impact on Oval Gas Works

8.5.21 Although not constructed, the Oval Gas Works development has received consent and the proposed
development would have an impact on some of its dwellings. 684 rooms at Oval Gas Works were assessed
as they would face the development and 85 would experience a more than marginal impact. These are 34
living rooms, 44 bedrooms and 7 living/kitchen/dining rooms.

8.5.22 Although 85 rooms would be affected, this would be only a small portion of the 684 rooms that would face the
development (about 12 per cent), and a very small portion of the rooms across the whole Oval Gas Works
development.
8.5.23 As the Tesco development is north of Oval Gas Works, there would be no impact on sunlight.

Daylight and sunlight conclusion

8.5.24 The proposed development would result in material impacts on a number of residential properties.
Reductions would be noticeable, particularly given that much of the site is open car park, a situation generally
uncommon in central London. However, retained values of VSC, NSL and ADF are acceptable in the majority
of cases. Where the impact is greater, the dwellings that those affected rooms are a part of would continue to
benefit from daylight reaching other parts of the dwelling. The impact on daylight and sunlight must be
weighed against the planning benefits of the scheme, which are material considerations. Officers consider
that on balance the impact on daylight and sunlight is acceptable.

Privacy and outlook

8.5.25 The nearest residential properties are those to the north along Kennington Lane. Plot B has been designed
to minimise the number of windows within 18m of a neighbouring facing window. Where there are windows,
such as those that face toward the Pilgrim public house, they would be obscure glazed and non-openable.
They would be secondary windows to provide additional diffuse light to the flats. Where there are balconies
that would have a side aspect to neighbouring properties, they would have a full height side screen.

8.5.26 On plan, the projecting rear returns of 251 to 255 Kennington Lane appear to be within 18m of the balcony
and rear facing windows of Plot B. However, these are lower ground floor rear returns and their view towards
Plot B would be at an upwards angle and obscured by the boundary treatment and hedging at the rear of
Plot B’s landscaped podium. Despite this, the balcony side screens and obscure glazing would be secured
by condition on the north facing side of Plot B. Obscure glazing would also be secured for an east facing
window in Plot B that would be near to no. 261 Kennington Lane. This window would only serve a communal
corridor.
8.5.27 The southern side of Plot A would be close to Plot 3 of the Oval Gas Works development. At the narrowest
point it would be 13.8m away and up to 17.7m away. However, these distances would be from the office
element of Plot A – the residential elements would be on setback floors above so that they would be more

than 20m away from the residential elements of Plot 3 at Oval Gas Works. There would be no harmful
overlooking.
8.5.28 The change from an open car park to the proposed development would change the outlook from the rear of
the properties on Kennington Lane. Any development four or more storeys in height would occupy a
horizontal view from these properties. However, the massing has been stepped to avoid a wall effect. The
part of Plot B nearest to 249 Kennington Lane is five storeys, then steps up to eight storeys after 8m then
up to 10 storeys 10m beyond that. The distance between the 10 storey element and no. 253, which would
be directly north would be 33m. On the western side, 261 would have face a staggered building line size
storeys in height before rising to 16 storeys. The distance to the 16 storey element would be 38m. No. 259
would have a similar view. No. 257 would face a seven storey element that is 35m away. These distances
to the higher elements are considered to mitigate any harmful sense of enclosure. Although Plot B would be
clearly visible, this is not amount to harm and the building form that steps upwards as the separation distance
increases provides a logical transition that avoids the appearance of a stark contrast.

Noise and Vibration

8.5.29 LP Policy 7.15 states that development proposals should avoid significant adverse noise impacts on health
and quality of life as a result of new development. LLP Policy Q2 requires development to reduce the adverse
the impact of noise.
8.5.30 The submitted Environmental Assessment assessed the impact from noise and vibration during demolition,
construction and operation of the proposed development.

8.5.31 Demolition and construction would be subject to a construction management plan that would set out a suite
of mitigation measures to reduce the impact on neighbouring properties. However, there would be instances
where demolition and construction of Plot B would have a moderate to major impact on 255-261 Kennington
Lane but these would temporary and only for short periods within the overall programme. Affected
neighbours would be informed and given advance notice of the works so that disruption is managed
appropriately.
8.5.32 Once operational, all fixed plant would be fitted with attenuation and acoustic screening to limit noise
emission. These would be secured by condition.

Conclusion

8.5.33 Overall the proposed development, subject to appropriate mitigation, would have a minor impact on
residential amenity in terms of daylight and sunlight, privacy, noise and vibration.
8.6

Designing Out Crime

8.6.1

The layout and design of the scheme maximises passive surveillance and active frontages to contribute to
the perception of safety. The applicant has engaged with the Metropolitan Police who have advised the
following measures be implemented:


Audio/visual control for block entrances



Roller shutters to Tesco car park to restrict access out of hours



Roller shutters to the Tesco delivery yard which will be closed when not in use



The recessed entrance to Block B required for wind mitigation would be gated at night to prevent
anti-social behaviour



The 1.5m wide buffer strip between Block B and properties on Kennington Lane will be gated with 3m
high gates and accessed for maintenance only.

8.6.2

The Metropolitan Police are satisfied with the proposal subject to conditions requiring a Secured by Design
application with certification achieved prior to occupation.

8.6.3

The Metropolitan Police Counter Terrorism Advisers had no comments on the proposal.

8.6.4

Subject to the above conditions, the proposed development would be in compliance with LP Policies 7.3 and
7.13 and LP Policy Q3.

8.7

Trees and Landscaping

8.7.1

The site currently has 25 trees which were planted when the existing Tesco store was developed. These
consist of three Category B (moderate quality), 19 Category C (low quality) and three Category U (poor
quality) trees. There are also two Category B trees on the pavement on Kennington Lane in front of the Tesco
store. As the site would be comprehensively redeveloped, these trees would be removed. The replacement
development would include 28 new trees so there would be no net loss. 11 of these would be along Phoenix
Street, 10 would be on Cutler’s Way and two at the front of the site adjacent to 261 Kennington Lane. The
two trees on Kennington Lane in front of the existing Tesco store would be replaced by five new trees. Their
removal is required in order to accommodate the building line of the new development. The proposed tree
planting would retain the number of trees on-site and improve species diversity. The trees that would be
located on Kennington Lane would contribute to its existing leafy character. Officers consider the proposed
tree planting to be acceptable.

Landscaping

8.7.2

Hard and soft landscaping is proposed for the new public routes through the site along Phoenix Street and
Cutlers Way. Phoenix Street would be mostly hard paved to reflect its function as both a vehicle and
pedestrian route but there would be areas of low-level flowering or herbaceous planting at its eastern end as
well as rain gardens to absorb rainwater and assist in drainage. Hard paving would consist mostly of natural
stone with tarmac proposed for parts of Phoenix Street. Cutlers Way would be hard paved at its northern end
to provide vehicle access to the Tesco store but the southern end would be soft landscaped in order to create
a pocket park.

8.7.3

The private communal areas for residents would have a mixture of lawn, herbaceous planting and woodland
planting surrounded by areas of permeable paving.

8.7.4

The overall layout of the landscaping and the design approach set out in the application is considered
acceptable. Conditions would be imposed to secure more detailed plans, a planting plan, maintenance
schedule and detailed horticultural management plan. The planting plan would be closely scrutinised to
ensure that the species are appropriate and will establish and that all year interest is maintained.

Landscaping and public realm on Kennington Lane

8.7.5

The layout of the revised Tesco store and its reduced car park allows greater site efficiency but would require
the building line to be brought forward on Kennington Lane. The distance varies between 2.9m and 3.22m but
adjacent to Vauxhall Street and the entrance to the car park the building line would move back 2.14m and 1m
respectively.

8.7.6

In order to provide a footway that would comply with the Mayor’s Healthy Streets objectives, the kerb line
would be brought forward to ensure a sufficient width of clear footway. This width would vary between 2.8m
to 5.77m. However the overall width of the pavement would be up to 7.2m to allow for tree planting,
landscaping, retention of the bus stop and the cycle hire dock. The new layout would provide a clearer and
more direct footway. To offset the loss of two existing street trees, five replacement trees would be planted.

8.7.7

The narrowing of the carriageway would be achieved by partially ‘straightening out’ the current layby for the
adjacent bus stop. At its widest point, the width of carriageway converted to footway would be 2.08m. It would
then taper off (see Figure 16 below). This design was developed in consultation with TfL, who control this
road. The remaining carriageway would be wider enough to implement cycle lane in each direction in future.
Fig. 16 – Alterations to carriageway on Kennington Lane

8.7.8

The footway on Vauxhall Street at the junction with Kennington Lane will increase in width by up 1.6m. This
corner would also benefit from an active frontage provided by a new commercial unit. The pedestrian
environment here would be an improvement over the existing.

Living roofs

8.7.9

2,924sqm of brown roof is proposed across Plots A and B. Such roofs would improve visual amenity, add to
biodiversity habitat, reduce water run-off and reduce heat transfer. Their exact details would be secured by
condition.

Integration with Oval Gas Works Development

8.7.10 The landscaping scheme is designed to allow for the future integration with the development of the Oval Gas
Works site. Should both developments be completed, the boundary treatment would be removed and
Phoenix Street would be completed with the landscaping integrated using matching materials. This will open
up both site to full north-south pedestrian and cycle access between Kennington Lane and Kennington Oval.

This integration would be secured by s106.

Boundary Treatments

8.7.11 Boundary treatments would be limited to the boundary with existing properties on Kennington Lane and the
boundary with the Oval Gas Works site. As discussed above, the wall to the Oval Gas Works site would be
removed if both developments are completed. The wall with properties on Kennington Lane would be
retained. The rear wall of Plot B would bet set back at least 1.5m from this existing wall so that access from
the neighbouring properties would not be required to construct the building. Residents and other occupiers of
the development would not have access to the buffer area or be able to access a position to deposit litter or
other objects into it. Access would be restricted by 3m high gates at both ends and would only be entered for
maintenance and cleaning. This boundary treatment was developed in consultation with the Metropolitan
Police was deemed to be secure and appropriate to the site.

Conclusion

8.7.12 The proposed development would provide new public realm and the landscaping approach is acceptable
subject to appropriate conditions.

8.8

Transport

Site context

8.8.1

The application site has its main frontage onto Kennington Lane (A3204), a busy thoroughfare that is part of
TfL’s strategic road network. The site also fronts onto Vauxhall Street and Montford Place, which are much
quieter in comparison. Vauxhall Street is one way (southbound) and Montford Place two-way but is gated at
its southern end preventing access through to Kennington Green and beyond. The site benefits from
excellent Public Transport Accessibility (PTAL 6b). The local pedestrian environment is generally good and
the site would be highly accessible to pedestrians. Cyclists have the benefit of a segregated contraflow cycle
lane on Vauxhall Street as part of the Quietway network and there is an existing cycle superhighway on
Kennington Park Road.

8.8.2

The site currently has 218 parking spaces for Tesco store customers of which seven are Blue Badge spaces.

Sustainable travel

8.8.3

The application site is large and impermeable. The proposed development would provide a new east-west
pedestrian route between Vauxhall Street and Kennington Lane. It would also integrate with the Oval Gas
Works development to create a new north-south route between Kennington Lane and Kennington Oval.
These routes would be pedestrian friendly with pedestrian-priority landscaping and design. They would also
benefit from passive surveillance and active frontages. Public access to these routes would be secured in the
s106 agreement. Improvements to Montford Place would also be secured to rationalise footway obstructions
(such as bollards), refresh the paving and improve planting in accordance with the Mayor’s Healthy Streets
objectives. With these measures, the proposed development would encourage more journeys to be made on
foot.

8.8.4

The cycle Quietway on Vauxhall Street is expected to be the main cycle route near the site. Routes through
the site would remain as pedestrian priority. These routes would be used by children on cycles and cyclists
who live or work at the development.

8.8.5

The development would provide 962 cycle spaces plus 14 short-stay spaces for residential use. 26 spaces
would be provided for the office and commercial elements with 34 external short stay spaces. The Tesco
store would have eight long stay spaces and 21 short stay spaces plus three cargo cycle spaces. All longstay spaces would be provided internally of which 10 per cent would be Sheffield Stands. The remainder
would be two-tier cycle racks. All short stay spaces would be provided as external Sheffield Stands. This level
of provision is compliant with current London Plan standards.

8.8.6

The cycle parking for Plot A would be provided at first floor level. There would be a dedicated cycle lift of the
required size as well as a stair with a cycle wheel ramp for those happy to use it.

8.8.7

A new cycle hire dock would be provided as part of the Oval Gas Works development and it is intended to
serve this development as well. However, the dock would also be secured under the s106 agreement to this
development should Oval Gas Works not come forward.

8.8.8

Contributions would also be secured towards the provision and improvement of cycle infrastructure along
Bowling Green Street and Kennington Oval. A new cycle hangar would be provided on Montford Place.

8.8.9

Electric vehicle charging points would be provided in both the Tesco customer and residential parking
spaces. Of the customer parking, 10 per cent would be active provision and fast charging and 10 percent
would be passive. Of the residential parking, 20 per cent would be active and 20 per cent would be passive.
Car parking & servicing

8.8.10 For the residential element, no parking is provided apart from 24 Blue Badge spaces and 33 Blue Badge
spaces in the basement of the Oval Gas Works development. This is in compliance with London and local
policy seeking car free developments in areas with high public transport accessibility. The Blue Badge spaces
in the Oval Gas Works basement would be secured by s106 obligation.

8.8.11 57 Wheelchair units would be provided. This is 10 per cent of the total number of dwellings. So the proposed
24 Blue Badge spaces on site and the 33 at Oval Gas Works would equal 10 per cent Blue Badge provision.
This would be secured via condition/s106 agreement.

8.8.12 62 spaces would be provided for the Tesco store (54 standard, five Blue Badge and three parent and child
spaces spaces) as well as two motorcycle spaces. Parking would be limited to 90 minutes to encourage
short stay parking only. Under the current London Plan, the maximum parking standards for retail in a PTAL 6
area is one space per 45-30 sqm. For a store with 1,365sqm of sales floor area, this would be 30 spaces.
However, the London Plan also recommends that in PTAL 6 ‘central’ areas, no customer parking is provided.
As discussed earlier, the proposed 62 spaces is substantial reduction from the existing 218 spaces (a 70 per
cent reduction). So although the development would not be car free, it would result in significantly reduced
vehicle trips compared to the existing situation.

8.8.13 The level of customer parking would be reviewed following occupation and if there is a drop in demand, the
number of customer parking spaces would be reduced (to no fewer than 50 spaces) and the space given
over to another use to be agreed, such as additional cycle parking. This would be secured by s106
agreement.

8.8.14 No parking would be provided for the office or flexible commercial uses apart from two Blue Badge spaces in
the basement of the Oval Gas Works development, to be secured through s106 agreement. Two general
purpose visitor spaces would be provided on Phoenix Street near the entrance of the office in Plot A. Should
both this scheme and OGW come forward, there would be space to provide an additional three visitor
spaces. A car club bay would also be provided at the eastern end of Phoenix Street.
Waste and Recycling

8.8.15 Waste and recycling storage is provided within each plot. In Plot A three refuse stores would be provided for
residents. The on site management would transfer refuse from these stores to a central store located on the
ground floor where it would be compacted and readied for collection. The refuse collection vehicle would park
in a dedicated space at the western end of Phoenix Street that would be out of the way of passing traffic and
Tesco service vehicles. A similar system would operate at Plot B; refuse would be transferred from smaller
refuse stores to a larger central store where it would be compacted and then collected. The collection point
would be a loading bay on Phoenix Street. Refuse from Plot C would also be collected from this point.

8.8.16 The proposed waste and recycling scheme has been assessed by Veolia and found acceptable. Details of
refuse store design and a management strategy would be secured by conditions. The development would be
in compliance with LP Policy 5.17 and LLP Policy Q12.
Network impacts
8.8.17 LP Policy 6.3 and LLP Policy T6 require that impacts on transport capacity and the transport network are fully
assessed, including the impact on highway safety.

8.8.18 The submitted transport assessment models the predicted impact on the transport network. For the purposes
of the assessment, the proposed flexible commercial spaces (A1-A3/B1) were treated as B1 office as this
would be a worst case scenario in transport impact terms. A1-A3 use class would have a large proportion of
linked and pass-by trips.

8.8.19 The assessment found that the majority of trips generated in relation to the residential and office/commercial
uses would be undertaken by sustainable means (walking, cycling and public transport) with only around 6
per cent of trips expected to be by car or motorcycle.
8.8.20 The existing Tesco store would be replaced with a similar size store but the car parking would be reduced
from 218 spaces to 62 spaces, a 70 per cent reduction. With a reduction in on-site spaces, it is likely that the
number of vehicles trips will decrease and there would be an improvement over the existing situation. The
local streets are all within a controlled parking zone so there is little risk of overspill parking.

8.8.21 The impact that the additional travel and service trips generated by the development would have on nearby
junctions was modelled according to industry standard methods and it was found that the junctions would

continue to work within capacity and that the change in traffic flows would be accommodated on the local
network. The analysis also accounted for the impacts of all committed major developments nearby including
Oval Gas Works.
8.8.22 As was agreed at Oval Gas Works, the number of trips generated by the level of residential parking would be
monitored and the applicant would be required to make financial contributions towards sustainable transport
provision should monitoring show that the number of these trips exceeds that predicted in the Transport
Assessment.
Public Transport
8.8.23 Given the site’s high PTAL and access to range of public transport services, TfL have confirmed that the
development is unlikely to have a significant adverse impact on Underground or bus services subject to a
financial contribution towards additional bus capacity. This would be secured by s106 agreement.

Demolition and construction impacts

8.8.24 A construction logistics plan (CLP) has been developed for both this development and the Oval Gas Works
development as they are likely to be constructed together if permission be granted for this application. The
CLP responds to concerns to about pedestrian and cyclist safety by minimising the use of as much as
Vauxhall Street as possible. During the first phase of development, when demolition and remediation would
take place, primary access and egress would be from Montford Place. For the rest of the development
programme, access would be via Vauxhall Street with egress onto Montford Place. The access on Vauxhall
Street would be the existing service access to the Tesco store, which would have been demolished following
the first phase. This would minimise the distance that construction vehicles would have to travel along
Vauxhall Street.

8.8.25 To maximise pedestrian and cyclist safety, the eastern side of Vauxhall Street would be hoarded off for the
duration of the project. Traffic marshals would monitor and control the site accesses.

8.8.26 The CLP has been submitted to discharge a condition attached to the Oval Gas Works planning permission
(ref: 18/04063/DET). As it is pending consideration, it cannot be relied upon in support of this application.
Consequently, a condition requiring the submission of the CLP would still be necessary if permission is
granted.

Mitigation

8.8.27 The following measures would be secured to mitigate the transport impacts of the proposal:


Delivery and servicing management plan



Construction Logistics Plan



Car Parking Management Plan



Electric Vehicle Charing Points



Parking permit free designation for residential



Parking permit free designation for non-residential uses



Provision of car club bay



Three years free car club membership for residents



Free cycle hire membership for 12 months for residents



Residential and Workplace travel plans plus monitoring cost



Contribution towards bus capacity of £90,000



Legible London signage scheme contribution



Revised access to Kennington Lane to be secured by s278 agreement



Financial contributions in the event that number of car trips generated exceeds that predicted in the
Transport Assessment



Improvements to Bowling Green Street cycling route £40,000



Improvement to Vauxhall Street and Kennington Oval cycleway junction £40,000



Improvements to Montford Place

8.8.28 Subject to the above measures being secured, the proposal development would have an acceptable impact
on the network and would encourage travel by sustainable means. The development would be in compliance
with LP Policies 6.3, 6.9, 6.10 and 6.13 and LLP policies T1, T2, T3, T4, T6, T7 and T8.
8.9

Sustainable Design and Construction

8.9.1

The applicant has submitted a sustainability and energy statement setting out how the proposal would comply
with planning policies which seek to minimise carbon dioxide emissions and otherwise reduce the impact on
the environment.

Residential
8.9.2

The residential element of the development would achieve a 46.9 per cent reduction over a baseline
equivalent development compliant with the 2013 Building Regulations. This would be achieved by highly
insulated and air tight residential units with heat recovering mechanical ventilation. Windows would still be
openable to increase ventilation if desired. All dwellings would be connected to a site wide heat network
powered by a combined heat and power (CHP) network. The CHP plant would be located in the energy
centre on the first floor of Plot A. The energy centre would also power the heat network for the neighbouring
Oval Gas Works development. This would avoid the need for two energy centres and allow for greater
efficiencies. The CHP would provide 75 per cent of the heat over the year with peak loads served by
communal gas boilers. Connection to an existing heat network was explored but the nearest existing network
is the VNEB heat network, the operator of which could not commit to securing a connection. It is also too far
away and would require a connection across the railway which would be difficult to install. Finally, 560sqm of
solar PV would be provided across the development. Together these measures would achieve savings in
excess of the 35 per cent required by LP Policy 5.2. The use of a decentralised heat network would be in
compliance with LP Policies 5.5 and 5.6.

Carbon offsetting

8.9.3

The London Plan requires residential development to achieve 100 per cent reduction (zero carbon) through
carbon offsetting. The residential development achieves an on-site reduction of 46.9 per cent leaving 53.1 per
cent to be offset. This is equivalent to 346.6 tonnes of CO 2. The carbon offset contribution is set at £1,800 per
tonne of CO2 resulting a contribution of £623,880. This would be secured by s106 agreement.

Tesco

8.9.4

The Tesco store would be highly insulated and air tight with heat recovery installed in the ventilation systems.
Energy efficient LED lighting would also be used. These ‘Be Lean’ measures would result in a 34.2 per cent
improvement over the 2013 building regulations baseline.

8.9.5

The store would not be connected to the communal heat network. Heating demands for a food store are very
low and the use of high efficiency air source heat pumps would be more appropriate. With the addition of
solar PV, the food store would achieve an overall carbon reduction of 35 per cent, in compliance with London
Plan policy.

Commercial units

8.9.6

The office and retail units would be well insulated and air tight with heat recovering ventilation. Low energy
LED lighting would be installed with smart controls to adapt to natural lighting conditions. These commercial
units would also connect to the communal heating network and the benefit of the solar PV, the overall saving
would be 35.2 per cent for the office and 35 per cent for the flexible retail units, in compliance with London
Plan policy.

BREEAM

8.9.7

The non-residential elements are designed to achieve ‘Very Good’ rating. There are practical difficulties in
achieving excellent where the units are to provide as ‘shell only’. This is because one particular credit
required for ‘Excellent’ known as Ene01 involves a detailed specification for the final fit out, which is difficult to
be certain of at this stage. However, all but one of the mandatory credits required for the ‘Excellent’ rating
would be achieved. The council’s independent sustainability consultants are satisfied with this approach and
the development would be in compliance with LLP Policy EN4(b)(i).

Overheating and Cooling

8.9.8

Dwellings at risk of overheating would benefit from solar control glazing which reduces solar gain; mechanical
ventilation; natural ventilation afforded by windows and external shading from balconies. Active cooling is not
required to achieve comfortable temperatures. Solar control glazing would also be installed in the nonresidential elements. The development would be in compliance with LP Policy 5.9.

Water use

8.9.9

The residential element would include a series of water saving measures to achieve the above target
including low-flush toilets, low-flow taps and showers, maximum bath capacities, managed water pressures
and water meters. A condition would be imposed requiring further details of this to ensure that the 105L per
person per day target under LP Policy 5.15 is reached.

8.9.10 Non-residential water use would be reduced through the use of water efficient fixtures and fittings in line with
BREEAM requirements.
Materials

8.9.11 A condition would be imposed requiring details of sustainable sourcing of products and materials.

8.10

Community Health

8.10.1 The proposed housing meets relevant space, design and energy standards and would be warm, dry and
safe. Residents would have access to new and existing public realm and social infrastructure and would not
suffer from noise or exposure to poor air quality.

8.10.2 The development would deliver housing in a highly accessible location and would encourage walking and
cycling. Contributions would be make towards providing a cycle hire station and free membership for a limited
time. Travel plans would also be secured to encourage travel by more healthy means.

8.10.3 The socio-economic assessment contained in the Environmental Statement assessed the availability of GPs
and the impact that the development would have on demand. Officers engaged with Lambeth’s Public Health
service and the Lambeth Clinical Commissioning Group (CCG) in developing the masterplan and assessing
the impact on GP provision. This assessment for the masterplan informed the environmental statement that
supports this application. The GP practices referred to are all in operation with no plans for closure.
8.10.4 The development would have an estimated 1,029 residents generating a need for 0.57 of GP based on the
Healthy Urban Development Unit’s (HUDU) recommendation of 1,800 patients per GP. There are ten
surgeries located within a 1.2km radius of the site and the currently there are 1,839 patients for GP, which is
above the HUDU recommendation. Of the five GP practices that have the application site in their catchment
area and would therefore be obliged to accept patients, the ratio is 2,169 patients for GP. Consequently,
there is no current capacity for the additional residents. Additional GP capacity is funded through the
Community Infrastructure Levy (CIL). It should be noted that the neighbouring Oval Gas Works development
includes a 147sqm D1 space that could be occupied by a GP practice.
8.10.5 The Oval Gas Works development would generate a need for 0.73 of a GP. Combined with the Tesco
development, the additional demand would be 1.3 GPs. This could be provided in the D1 space at Oval Gas
Works.
8.10.6 The proposed development would be in compliance with LP Policy 3.2.

8.11

Education

8.11.1 The socio-economic assessment in the environmental statement concludes that within 1.2km of the site there
are currently 620 surplus primary school places, which would be sufficient to accommodate the additional
estimated 60 primary school age children arising from the development as well as the 79 children estimated
from the Oval Gas Works development. For secondary schools, there are 201 surplus secondary school
places within 1.2km of the site however many secondary pupils are also able to travel further than this. This
surplus is sufficient to accommodate the 46 secondary school age children arising from the development as
well as the 55 children from the Oval Gas Works development. There would be no significant impact on
school places.

8.12

Other Environmental Matters
Flood Risk

8.12.1 The site is within Flood Risk Zone 3a (high) which means that there is a 1 per cent or greater annual
probability of river flooding or 0.5 per cent annual probability of sea flooding. However, the actual risk is
lowered significantly due to the presence of the Thames Tidal Defences. In this risk zone, all development
must satisfy the sequential test for development set out in the NPPF and ‘more vulnerable’ uses, such as
residential, must meet the Exception Test. For the Exception Test to be passed:


it must be demonstrated that the development provides wider sustainability benefits to the community
that outweigh flood risk, informed by a Strategic Flood Risk Assessment where one has been
prepared; and



a site-specific flood risk assessment must demonstrate that the development will be safe for its
lifetime taking account of the vulnerability of its users, without increasing food risk elsewhere, and,
where possible, will reduce food risk overall.

8.12.2 In respect of the first point, the development would provide wider sustainability benefits to the community. It
would redevelop a site that is current dominated by parking to provide 571 new homes of which 35 per cent
would be affordable, new employment and commercial space, improved public realm and new publicly
accessible routes through the site. Officers consider these benefits outweigh the flood risk.

8.12.3 For the second point, the submitted flood risk assessment demonstrates that development would be safe for
its lifetime. All bedrooms would be above the relevant flood level (between 3.8 and 4.2m AOD) and units
would have a clear means of escape during a flood event. The submission of a Flood Evacuation Plan would
be secured by a condition and the applicant would be advised to subscribe to the Environment Agency’s
Flood Warning Service. The risk of flooding from drainage infrastructure and surface water is low. The risk of
increasing flood risk elsewhere would be mitigated with an appropriate drainage strategy, discussed below.
8.12.4 The proposed development meets the above exception test.
Sustainable Drainage
8.12.5 The existing site has a surface water drainage system but with no attenuation of flows so all surface water
drains immediately into the sewer. With the new development, the aim is reduce flows to 5L/s, which is the
lowest flow that can be practically achieved. This would be done by using two below ground attenuation tanks
that would hold surface water and release it at the controlled rate of 5L/s. These tanks would have a
combined volume of 662m3 which would be sufficient for a 1 in 30 year rain event. An additional 800m3
would be needed to handle a 1 in 100 year flood event and the applicant has demonstrated that this
additional capacity could be provided in additional attenuation tanks, within the sub-base material under
permeable paving and within soft landscaping. Lawn, woodland and herbaceous planting as well as a rain
garden would provide further attenuation. A condition would be applied requiring the submission of an
updated detailed drainage strategy that would confirm the above features so that the development can
respond to a 1 in 100 year event.

Air Quality

8.12.6 The whole Borough is within an Air Quality Management Area (AQMA) and in such areas developments
should be at least ‘air quality neutral’ and not lead to further deterioration of existing poor quality. The impact
on air quality during demolition/construction and operation are discussed below.

8.12.7 The estimated transport and buildings emissions for this developed would be below the benchmark levels set
by the GLA. As such, it could be considered to be ‘air quality neutral’. A condition would be applied requiring
the CHP and boiler systems to be compliant with GLA emission standards.
Demolition and construction

8.12.8 As the development consists of demolition, earthworks and construction and the sensitivity of nearby
receptors (residential and non-residential buildings), the development has a high risk of impacting on air
quality without appropriate mitigation. Accordingly, a full Air Quality and Dust Management Plan (AQDMP)
would be required by condition and it would need to follow the guidance for high risk sites set out in the
Control of Dust and Emissions During Construction and Demolition SPG (2014). In addition, automatic
continuous PM10 monitoring and compliance of non-road mobile machinery with emissions regulations would
be required by conditions.

8.12.9 The proposed development would be in compliance LP Policy 7.14.

Wind and Microclimate

8.12.10 A model of the proposed development was wind-tunnel tested in order to assess the resulting wind conditions
and the impact on pedestrian comfort. The testing did not include trees or landscaping so that scenario tested
would be the worst case scenario. The study found that across the majority of the site, wind conditions would
be suitable for sitting and standing without the need for mitigation measures. Mitigation would be required in
some particular locations. Tree planting would be required near a ground floor entrance to Plot B off Cutlers
Way and solid side screens or balustrades would be required on the corner balconies on Plot A to achieve
the target comfort levels. A condition would be applied securing these details should permission be granted.

8.12.11 Wind conditions for a scenario which includes the Oval Gas Works development were also tested and it was
found that conditions would still be acceptable. The wind test also demonstrated that there would be no
significant impact on wind conditions for surrounding development.

8.12.12 The development would be in compliance with LP Polices 7.7 and LLP Policy Q26.
Solar Glare

8.12.13 Due to the dominance of non-reflective materials on the exterior of the development there would be little risk
of harmful solar glare.

Ecology and Biodiversity

8.12.14 The existing site has very little ecological value and its development with the delivery of new landscaping
provides an opportunity to support biodiversity. Conditions would secure detailed landscaping plans,
schedules and maintenance details and these would need to incorporate species and landscaping features

that benefit biodiversity. Conditions would also require the submission of details of the living roofs. Subject to
these conditions, the development would contribute positively to the biodiversity objectives of LP Policies
7.19 and LLP Policy EN1.

Water Quality and Wastewater Infrastructure

8.12.15 Thames Water have advised that additional infrastructure would be required to reinforce the water supply to
this development and recommended a condition be attached to secure this. Several informatives have also
been recommended to provide advice regarding the protection of underground water and sewer
infrastructure. Subject to this condition and these informatives the development would be in compliance with
LP Policy 5.14.

Contaminated Land

8.12.16 The applicant carried out a preliminary risk assessment for ground contamination and it found the site to be at
low risk. However, a condition would be imposed to deal with any eventuality that contamination is found
which has not been anticipated. Subject to this condition, the risk of contamination arising from this
development is low and the development would be in compliance with LP policy 5.21.

8.13

Employment and Training

8.13.1 The development is estimated to support up to 160 net additional permanent jobs (accounting for the existing
jobs in the Tesco store). During demolition, construction and thereafter existing Tesco staff would be
deployed to the temporary and permanent stores or offered hours elsewhere locally. The demolition and
construction phase would also generate up to 196 full time equivalent jobs directly and 157 jobs indirectly
through the supply chain and through additional spending by the workforce.

8.13.2 Lambeth seeks to maximise local employment opportunities and help address skills deficits in the local
population. Accordingly, the s106 legal agreement would secured an Employment and Skills Plan (ESP)
developed in accordance with the Employment and Skills SPD (Feb 2018) with the following key
requirements:


Reasonable endeavours to secure 25 per cent of jobs created by the development during
construction and first 2 years of end-use occupation for local residents



Engagement with local school and colleges to promote the skills and qualifications needed for
employment in the commercial sectors of the end-use occupiers in place during the first two
years of the development

8.13.3 The Employment and Skills SPD also seeks a monetary contribution to help support those sections of the
Lambeth workforce that are furthest from employment, having been out of work for a long period of time
and/or having low levels of skills. The financial contributions will be used by the council to fund training and
support to enable access to newly created employment opportunities arising from development for those who
may struggle to access the opportunities without extra support, in particular the long-term unemployed and
young people. The contribution is calculated according to a formula set out in the draft SPD:

Residential element: £6,500 for every 10 units = £370,500

Commercial element:
New floor area/floor area per employee (based on HCA employment densities)
X
25 per cent of Lambeth residents expected to be employed as part of total workforce
X
17.8 per cent of Lambeth residents with qualifications equivalent to or less than NVQ1 requiring training
and /or support
X
£6,500 average cost for Lambeth unemployed resident in terms of support and training to obtain access
to a skilled job

8.13.4 For this development the contribution would be £370,500 (residential) plus £58,695.50 (office) and
£25,787.75 (flexible commercial – assumed B1) totalling to £454,983.25. However, Berkeley have
established employment programmes and the capacity to deliver on some objectives using their in house
programmes rather than contribute financially towards the council doing so. As such, the council’s Economic
Inclusion service have agreed that some of the employment and skills plan would be delivered by Berkeley
in-house as an in-kind contribution. The value of this in-kind contribution is £209,738.40. Accordingly the
financial contribution sought in the s106 would be £245,244.85.
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Planning Obligations and CIL

9.1

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).

9.2

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.

9.3

The proposed obligations to be secured through the S106 Agreement are as follows:
Item
Affordable housing

Details
236 units of affordable housing with the following mix:
Social rent:
32 x 1-bed
34 x 2-bed
49 x 3-bed
Rent levels would be in accordance with Lambeth’s Tenancy Strategy.
These are based on Local Housing Allowance (LHA) levels for one and
two bed units and Social Target Rents (STR) for three bed units
Shared Ownership:
26 x 1-bed
26 x 2-bed

6 x 3-bed
Overall monthly cost to be no greater than 40 per cent of local income
Non-implementation
viability review

A viability review will be required if commencement of foundation and
piling works does not occur within two years of obtaining full vacant
possession of the site. If the review shows improved viability, an
additional affordable housing payment would be made up to a
maximum equivalent to 40 per cent by habitable room.

Wheelchair units

10 per cent of units to be wheelchair adaptable in accordance with
Building Regulations M4(3)

Employment and Skills

Employment skills plan:
 Reasonable endeavours to secure 25 per cent of jobs created
by the development during construction and first 2 years of
end-use occupation for local residents


Engagement with local school and colleges to promote the
skills and qualifications needed for employment in the
commercial sectors of the end-use occupiers in place
during the first two years of the development

Supporting local
enterprise
Transport

Financial contribution of £245,244.85
Seek to secure a 20 per cent minimum of the total value of all contracts
locally


Parking permit free designation for residential uses



Parking permit free designation for non-residential uses



Provision of car club bay



Three years free car club membership for residents



Free cycle hire membership for 12 months for residents



Residential and Workplace travel plans plus monitoring cost



Contribution towards bus capacity of £90,000



Legible London signage scheme contribution of £25,000
secured if Oval Gas Works is not implemented



Revised access to Kennington Lane to be secured by s278
agreement



Junction improvement to Kennington Lane and Cutlers way to
be secured by s278 agreement



Junction improvement to Montford Place/Kennington Lane and
Vauxhall Street/Kennington Lane to be secured by s278
agreement



Provision of 28 space cycle hire dock if Oval Gas Works not
implemented



Re-location of cycle hire dock on Kennington Lane



Improvements to Montford Place




£3,000 to provide cycle hangar on Montford Place
Contribution to Durham Street crossing



Improvements to Bowling Green Street cycling route £40,000



Improvement to Kennington Oval Cycle Route £40,000



Financial contributions in the event that number of car trips
generated exceeds that predicted in the Transport Assessment
(as per Oval Gas Works)
-

Payment up to £197,043

-

Monitoring over 5 years with payment of £49,261 due after
2, 3, 4 and 5 year if trips exceed TA predictions



Monitoring of use of Tesco car park and reduction in spaces if
demand is lower than anticipated (to no fewer than 50 spaces
unless otherwise agreed)

Off-site Playspace

Financial contribution of £20,988 towards playspace provision at local
parks
Public art - £40,000

Public Art
Access to public realm

New public realm would be secured for public access in accordance
with an agreed public realm phasing strategy.
The public realm would be required to be integrated with the Oval Gas
Works site when that development comes forward.

Carbon offset

Payment of £623,880 to achieve equivalent of Zero Carbon for
residential element

Legal and monitoring

The cost of monitoring of the implementation of the s106 agreement
would be met by a financial contribution.

costs

The developer shall pay the reasonable and proper legal and
monitoring costs of the Council associated with negotiation and
enforcement of the section 106 agreement.
Access to amenity

Residents of Plot C to be given access to communal amenity space at
Plot 4 of OGW

space at OGW Plot 4
Provision of off-site Blue
Badge parking
Item
Affordable housing

33 Blue Badge spaces to be provided at Oval Gas Works site from
implementation

Details
236 units of affordable housing with the following mix:
Social rent:
32 x 1-bed
34 x 2-bed
49 x 3-bed
Rent levels would be in accordance with Lambeth’s Tenancy
Strategy. These are based on Local Housing Allowance (LHA) levels
for one and two bed units and Social Target Rents (STR) for three
bed units
Shared Ownership:
26 x 1-bed
26 x 2-bed
6 x 3-bed
Overall monthly cost to be no greater than 40 per cent of local
income

Phasing to be agreed.

Nonimplementation
viability review

A viability review will be required if commencement of foundation and
piling works does not occur within two years of obtaining full vacant
possession of the site. If the review shows improved viability, an
additional affordable housing payment would be made up to a
maximum equivalent to 40 per cent by habitable room.

Wheelchair units

10 per cent of units to be wheelchair adaptable in accordance with
Building Regulations M4(3)

Employment and
Skills

Employment skills plan:
 Reasonable endeavours to secure 25 per cent of jobs
created by the development during construction and first 2
years of end-use occupation for local residents


Engagement with local school and colleges to promote
the skills and qualifications needed for employment in the
commercial sectors of the end-use occupiers in place
during the first two years of the development

Supporting local
enterprise
Transport

Financial contribution of £245,244.85
Seek to secure a 20 per cent minimum of the total value of all
contracts locally


Parking permit free designation for residential uses



Parking permit free designation for non-residential uses



Provision of car club bay



Three years free car club membership for residents



Free cycle hire membership for 12 months for residents



Residential and Workplace travel plans plus monitoring cost



Contribution towards bus capacity of £90,000



Legible London signage scheme contribution of £25,000
secured if Oval Gas Works is not implemented



Revised access to Kennington Lane to be secured by s278
agreement



Junction improvement to Kennington Lane and Cutlers way
to be secured by s278 agreement



Junction improvement to Montford Place/Kennington Lane
and Vauxhall Street/Kennington Lane to be secured by s278
agreement



Provision of 28 space cycle hire dock if Oval Gas Works not
implemented



Re-location of cycle hire dock on Kennington Lane



Improvements to Montford Place
-

Improved green estate in according to Health Streets
objective

-

De-paving part of carriage way south of vehicular
entrance to Beefeaters site

-

Modular paving appropriate to the conservation area

-

Granite kerbs to match existing

-

Rationalisation of signage and bollards




£3,000 to provide cycle hangar on Montford Place
Contribution to Durham Street crossing



Improvements to Bowling Green Street cycling route £40,000



Improvement to Kennington Oval Cycle Route £40,000



Financial contributions in the event that number of car trips
generated exceeds that predicted in the Transport
Assessment (as per Oval Gas Works)
-

Payment up to £197,043

-

Monitoring over 5 years with payment of £49,261 due
after 2, 3, 4 and 5 year if trips exceed TA predictions



Monitoring and amendment to Tesco and Temporary Tesco
car parks
-

Survey after 1, 3 and 5 years

-

Survey to include in and out movements and dwell times
to assess parking utilisation and accumulation

-

Survey to be undertaken during opening hours on a
Thursday and Saturday

-

If surveys show weakened demand for parking space,
the excess parking space(s) must be removed and
replace with a use to be agreed with the LPA

Off-site Playspace
Public Art
Access to public
realm

No more than 12 spaces removed

Financial contribution of £20,988 towards playspace provision at local
parks
Public art - £40,000
New public realm would be secured for public access in accordance
with an agreed public realm phasing strategy.
The public realm would be required to be integrated with the Oval
Gas Works site when that development comes forward.

Carbon offset

Payment of £623,880 to achieve equivalent of Zero Carbon for
residential element

Legal and

The cost of monitoring of the implementation of the s106 agreement
would be met by a contribution of £56,406

monitoring costs

The developer shall pay the reasonable and proper legal and
monitoring costs of the Council associated with negotiation and
enforcement of the section 106 agreement.

Access to amenity
space at OGW

Residents of Plot C to be given access to communal amenity space
at Plot 4 of OGW

Plot 4
Provision of off-site
Blue Badge

33 Blue Badge spaces to be provided at Oval Gas Works site from
implementation

parking
9.4

If the application is approved and the development is implemented, a liability to pay the Lambeth Community
Infrastructure Levy (CIL) will arise.

9.5

The Lambeth CIL contribution is estimated, on the basis of information supplied with the planning application,
to be £5,115,176.58 assuming CIL relief is applied to the affordable housing elements. Expenditure of the
majority of a future CIL receipt will be applied towards Borough infrastructure needs as contained in the
published CIL Regulation 123 List, which defines what CIL may be spent on. 25 per cent of the CIL receipt
will be applied towards local neighbourhood spend, in the North Lambeth Local Investment Plan (CLIP) area
in which the development is located. Local neighbourhood funding from CIL may be applied to infrastructure
needs in line with the CIL Regulation 123 List, or to anything else that is concerned with addressing the
demands that the development places on an area.

Allocation of CIL monies to particular infrastructure projects is not a matter for consideration in the
determination of planning applications. Separate governance arrangements are being put in place for
Borough Infrastructure needs, and locally through the Cooperative Local Investment Plan initiative.
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CONCLUSION

10.1

The application proposes to redevelop the existing Tesco store and adjacent Axis Europe office buildings to
provide 571 residential units (Class C3), a replacement Tesco store of 4,655sqm (including sales area/back
of house and car parking), 2,638sqm of Class B1 office, 1,159sqm of flexible commercial floorspace (Class
A1-A3, B1), 62 retail and 24 on-site disabled residential car parking spaces; with associated cycle parking
and landscaping/public realm improvements along Cutlers Way and Phoenix Street.

10.2

The development is in compliance with the Development Plan. The proposed retail and office uses would
provide employment and not harm nearby town centres. The development would provide much needed
housing of an acceptable quality, including a high level of affordable housing, at a density that makes
optimum use of the site without exhibiting symptoms of overdevelopment. The level of affordable housing
meets the Mayor’s threshold for the Fast Track approach, which waives the requirement for a viability
assessment.

10.3

The layout and design of the development is logical and of high quality. It responds positively to its context
while also securing the optimum development potential of the site. The heights of the buildings are
acceptable and would not harm strategic or protected local views.

10.4

Officers have had special regard to the desirability of preserving the listed building or its setting or any
features of special architectural or historic interest which it possesses as well as to the desirability of
preserving or enhancing the character or appearance of the conservation area. Officers have identified that
the development would result in ‘less than substantial harm’ and have had regard to the statutory

presumption against granting planning permission for development which would harm a heritage asset.
Mindful of this presumption and the considerable importance and weight that is given to any harm, officers
consider that the cumulative ‘less than substantial harm’ would be outweighed by the public benefits of the
scheme.

10.5

The development would have an acceptable impact on the highway and transport network. Full provision of
Blue Badge parking would be provided on-site and on the neighbouring Oval Gas Works site. Full cycle
parking would also be provided and servicing would take place on-site. The impact on public transport would
be acceptable and a contribution towards increased bus capacity would be secured.

10.6

The development would have an acceptable overall impact on neighbouring residential amenity. There is an
impact on daylight and sunlight for some neighbouring properties, but the impact would affect the rear of
these dwellings only and leaving the rest of the dwelling unaffected. The impact would be due to the effects of
developing a currently open site and commensurate to an urban area. There are isolated instances of close
proximity to neighbouring properties but overlooking would be prevented through careful design.

10.7

The development would meet technical requirements in respect of sustainability, flood risk mitigation, wind
conditions, waste and recycling, water infrastructure and land decontamination. The application is
accompanied by an Environmental Statement which has been reviewed and found compliant with relevant
regulations.

10.8

Planning permission would be subject to a s106 legal agreement securing 35 per cent affordable housing and
suite of other appropriate obligations to mitigate the impact of the scheme. In addition the development
would be liable for a community infrastructure levy of approximately £5.1m.

10.9

Public consultation was undertaken before and after submission of the application. 28 objections, 2
comments in support and one neutral comment were received in response to the formal planning
consultation. The points raised are addressed in this report.

10.10

The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to appropriate conditions
and s106 legal agreement the planning application should be approved.

11

PROCEDURAL MATTERS

11.1

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

11.2

The application is also referable to the Secretary of State under the provisions of the Town and Country
Planning (Consultation) (England) Direction 2009 as it is an application for development outside town centres

where the floorspace of retail, leisure or offices uses is 5,000sqm or more. The application would be referred
following receipt of the Mayor’s Stage 2 response.

12

EQUALITY DUTY AND HUMAN RIGHTS

12.1

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).

12.2

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.

12.3

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.
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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 following further referral to the Mayor of London and the Secretary of State.

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

c.

Finalise the recommended conditions as set out in this report, addendums and/or PAC minutes; and

d. Negotiate, agree and finalise the planning obligations as set out in this report, addendums and/or
PAC minutes 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 three 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.

APPENDICES
Appendix 1:Draft Decision Notice

Your Ref:
Our Ref: 18/02597/EIAFUL

1 Berkeley Homes (Central London Ltd)
1.1 c/o Mr Grant Leggett
2nd Floor, 24 Southwark Bridge Road
London
SE1 9HF

21st November 2018

DRAFT DECISION NOTICE
1.1.1

Dear Berkeley Homes (Central London Ltd)

TOWN AND COUNTRY PLANNING ACT 1990.
PERMISSION FOR DEVELOPMENT
The London Borough of Lambeth hereby permits under the above mentioned Acts and associated orders the
development referred to in the schedule set out below subject to any conditions imposed therein and in
accordance with the plans submitted, save in so far as may otherwise be required by the said conditions.
In accordance with the statutory provisions your attention is drawn to the statement of Applicant’s Rights and
General Information attached.
Application Number: 18/02597/EIAFUL
21.11.2018

Date of Application: 21.06.2018

Date of Decision:

Proposed Development At: Tesco Stores, 275 Kennington Lane And 145-149 Vauxhall Street London SE11
For: Demolition of existing building and redevelopment of the site to provide a mixed-use development comprising
the erection of 3 new buildings (Plot A,B,C) ranging from 4-17 storeys to provide 571 residential units (Class C3), a
replacement Tesco store of 4,655sqm (including sales area/back of house and car parking), 2,638sqm of Class B1
office, 1,159sqm of flexible commercial floorspace (Class A1-A3, B1), 64 retail and 24 disabled residential car
parking spaces; with associated cycle parking and landscaping/public realm improvements along Cutlers Way and
Phoenix Street.
This application is accompanied by an Environmental Statement (ES) which is available for inspection with the
planning application documents. Paper and CD copies of the Environmental Statement may be purchased from
Ramboll, 240 Blackfriars Road, London, SE1 8NW (tel: 0207 808 1420).
RECONSULTATION DUE TO CLARIFIED SITE ADDRESS

1.1.2

Approved Plans

TK_GRID_PL 001 REV P1;TK_GRID_PL 010 REV P1;TK_GRID_PL 020 REV P1;TK_GRID_PL 021 REV
P1;TK_GRID_PL 022 REV P1; TK_GRID_PL 023 REV P1;TK_GRID_PL 100 REV P1;TK_GRID_PL 105 REV

Lambeth Planning
PO Box 734

Telephone 020 7926 1180
Facsimile 020 7926 1171

Winchester
SO23 5DG

www.lambeth.gov.uk
planning@lambeth.gov.uk
PEEIAZ

P1;TK_GRID_PL 120 REV P2; TK_GRID_PL 121 REV P1;TK_GRID_PL 122 REV P1; TK_GRID_PL 123 REV
P1;TK_GRID_PL 124 REV P1;TK_GRID_PL 125 REV P1;TK_GRID_PL 128 REV P1; TK_GRID_PL 129 REV
P1;TK_GRID_PL 130 REV P1; TK_GRID_PL 131 REV P1;TK_GRID_PL 132 REV P1; TK_GRID_PL 133 REV
P1;TK_GRID_PL 134 REV P1; TK_GRID_PL 137 REV P1;TK_GRID_PL 140 REV P1; TK_GRID_PL 141 REV
P2;TK_GRID_PL 142 REV P2; TK_GRID_PL 144 REV P2;TK_GRID_PL 145 REV P1; TK_GRID_PL 146 REV
P1;TK_GRID_PL 147 REV P1;TK_GRID_PL 148 REV P1;TK_GRID_PL 149 REV P1; TK_GRID_PL 150 REV
P1;TK_GRID_PL 151 REV P1; TK_GRID_PL 153 REV P1;TK_GRID_PL 156 REV P1; TK_GRID_PL 160 REV
P1;TK_GRID_PL 161 REV P1; TK_GRID_PL 165 REV P1;TK_GRID_PL 170 REV P1; TK_GRID_PL 300 REV
P1;TK_GRID_PL 301 REV P2; TK_GRID_PL 302 REV P1;TK_GRID_PL 303 REV P1; TK_GRID_PL 304 REV
P1;TK_GRID_PL 305 REV P1; TK_GRID_PL 311 REV P1;TK_GRID_PL 312 REV P1; TK_GRID_PL 313 REV
P1;TK_GRID_PL 314 REV P1; TK_GRID_PL 315 REV P1;TK_GRID_PL 316 REV P1; TK_GRID_PL 317 REV
P1;TK_GRID_PL 318 REV P1; TK_GRID_PL 319 REV P1;TK_GRID_PL 320 REV P1; TK_GRID_PL 321 REV
P2;TK_GRID_PL 322 REV P1; TK_GRID_PL 323 REV P1;TK_GRID_PL 324 REV P1; TK_GRID_PL 325 REV
P1;TK_GRID_PL 326 REV P1; TK_GRID_PL 327 REV P2;TK_GRID_PL 328 REV P1; TK_GRID_PL 331 REV
P1;TK_GRID_PL 332 REV P1; TK_GRID_PL 333REV P1;TK_GRID_PL 334 REV P1; TK_GRID_PL 335 REV
P1;Covering letter; Design and Access statement;Landscape Design and Access Statement;Planning
Statement;Affordable Housing Statement;Daylight and Sunlight statement June 2018;Daylight and sunlight:
amenity within the site reportSeptember 2018;Energy Statement June 2018;Environmental Statement: Nontechnical summary June 2018;Environmental Statement Volume 1;Environmental Statement Volume
2;Environmental Statement Vol. 3A: Technical Appendices;Environmental Statement Vol. 3B: Transport
Assessment;Heritage Statement;Retail Impact assessment June 2018;Retail Impact assessment Supplementary
Note;Statement of Community Involvement June 2018Sustainability Statement June 2018;Response to LBL
Energy and Sustainability comments August2018; Be Green calculations;Letter re: Environmental Statement
Review 04.09.2018;APSH shortfalls received 05.09.2018;Email from Asa Plant 11.09.2018;251 Kennington Lane
daylight/sunlight results;Overshadowing assessment 251 Kennington Lane Sept 2018;Cutlers Way Public Realm
Clarification September 2018;Kennington Lane Southern Footway Improvements - Update Oct 2Response to GLA
Energy Comments Sept 2018;Kennington Lane Public Realm Clarification October 2018.Pedestrian Impact
Comparison October 2018

1
The development hereby permitted shall begin before the expiration of three years from the date of this
permission.
Reason: To comply with Section 92 of the Town and Country Planning Act 1990 (As Amended).
2
The development hereby permitted shall be carried out in complete accordance with the approved plans listed in
this decision notice, other than where those details are altered pursuant to the requirements of the conditions of this
planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3
Prior the commencement of development, a phasing plan for the development hereby approved shall be submitted
to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the
approved plan.
Reason: In order to secure the proper implementation of the development. This is required prior to commencement
to ensure that the phasing for all works, including initial demolition, is properly considered.
4

The foodstore shall be made available for occupation at the same time as the residential elements in the same plot.

Reason: To ensure that the benefits of the commercial elements are provided as early as possible (Policy ED2 of
the Lambeth Local Plan 2015).
5

The foodstore hereby permitted shall have a sales floor area of no more than 1,365sqm.

Reason: In order to manage the impact on the nearby town centres (Policy ED6 of the Lambeth Local Plan 2015).
6
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (as
amended) (or any order revoking and re-enacting that order with or without modification) the B1(a) uses hereby permitted
shall not change use to C3 residential without the prior written permission of the local planning authority.

Reason: To safeguard the employment floorspace provided by the development (Policies ED1 and ED2 of the
Lambeth Local Plan 2015).
7
The food store hereby permitted shall not be open to customers other than between 0700 and 2200 Mondays
to Saturdays and 0730 and 1700 Sundays and Bank Holidays.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of adjoining
occupiers or of the area generally. (Lambeth Local Plan 2015 Policies Q2).
8
The foodstore customer car park shall be closed to the public and secured other than between the hours of 0700 to
2300 Mondays to Saturdays and 0730 to 1800 Sundays and Bank Holidays.
Reason: To safeguard the amenities of adjoining premises or of the area generally. (Lambeth Local Plan 2015
Policies Q2).
9
Other than for operational purposes associated with the store, when the customer carpark is closed it shall not be
used for any purpose.
Reason: To safeguard the amenities of adjoining premises or of the area generally. (Lambeth Local Plan 2015
Policies Q2).
10
The flexible commercial units (A1/A2/A3 and B1) hereby permitted shall not operate other than between 0730
and 2300 each day.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of adjoining
occupiers or of the area generally. (Lambeth Local Plan 2015 Policies Q2).
11
The communal roof terraces hereby approved shall not be used between the hours of 2300 and 0600 the following
day, Monday to Sunday.
Reason: In order to protect the amenities of nearby residents (Policy Q2 of the Lambeth Local Plan).
12
The foodstore hereby permitted shall not commence until a customer management plan has been submitted and
approved in writing by the local planning authority for each proposed use. This should include but not be limited to, hours of
operation, management responsibilities during all operating hours, measures to control noise from live and amplified music
(including the screening of sporting events and public-address systems) and minimising the effects of patrons coming and
going from the building will be prevented from causing nuisance for people in the area. The use hereby permitted shall
thereafter be operated in accordance with the approved details.
Reason: In order to protect the amenities of nearby residents (Policy Q2 of the Lambeth Local Plan).
13
Notwithstanding the details shown on the approved drawings, prior to the commencement of above podium level
works, construction drawings (including sections at 1:10 scale of all external elements of the new structures (including rain
water goods, soffits, copings, ledges, reveals and balcony screens where required) shall be submitted to and approved in
writing by the Local Planning Authority. The development shall be implemented in accordance with the approved details and
retained permanently thereafter.
Reason: To ensure that the external appearance of the building is satisfactory (policies Q2, Q7 and Q8 of the
London Borough of Lambeth Local Plan (2015)). This is required pre-commencement to ensure that the entire
development is carried out in accordance with the approved details.
14
Prior to the commencement of the relevant part of the development hereby permitted, the following details of the
materials to be used in the external elevations of that part of the development shall be provided to and approved in writing by
the local planning authority. The development hereby permitted shall be thereafter built in accordance with the approved
details. The following details are required:
a) a technical specification schedule of the materials
b) a sample panel to be provided on site
c) a photographic record of the sample panels, taken on site at midday
Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7 and Q8 of the
London Borough of Lambeth Local Plan 2015).

15
Prior to installation of glazing to each of the ground floor commercial units, details of the proposed glazing shall be
submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be carried out in
accordance with the approved details and retained permanently thereafter.
Reason: In order to secure active frontages for the commercial units (Policy ED6 of the Lambeth Local Plan 2015).
16
The lowest 800mm (or to a height above this deemed suitable for the design of the window) of all full height, street
facing bedroom windows on the ground, first and second floors (where not behind a balcony) shall be obscured or fritted
glazing.
Reason: In order to maintain an orderly appearance. (Policies Q2 and Q8 of the Lambeth Local Plan 2015).
17
At least 90 per cent of the residential flats hereby permitted shall be designed so that they meet building regulation
M4 (2) - 'accessible and adaptable dwellings' and at least 10 per cent of the residential flats hereby permitted shall be
designed so that they meet building regulation M4 (3) 'Wheelchair user dwellings'.
Reason: To secure appropriate access to housing for disabled people, in accordance with Policy 3.5 of the London
Plan (2016).
18

All communal spaces and entrances to buildings shall be fully wheelchair accessible.

Reason: To ensure the development is accessible to all users. (London Plan 2016 Policy 7.2 and Lambeth Local
Plan 2015 Policy Q1).
19
Prior to the commencement of above ground construction works, an application for Secured by Design
Certification shall be made for the development hereby approved.
Reason: To ensure that satisfactory attention is given to security and community safety (Policy Q3 of the Lambeth
Local Plan (2015)). This is required pre-commencement to ensure that construction work does not prejudice the
achievement of Secured by Design certification.
20
Prior to final occupation, evidence of the development having achieved Secure by Design certification shall be
submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure that satisfactory attention is given to security and community safety (Policy Q3 of the Lambeth
Local Plan (2015)).
21
Prior to the commencement of the relevant part of the development hereby permitted, a soft and hard landscaping
scheme including tree planting, and play equipment, shall be submitted to and approved in writing by the local planning
authority. The development hereby permitted shall be thereafter carried out in accordance with the approved details within 6
months of the date of occupation. All tree, shrub and hedge planting included within the above specification shall accord with
BS3936:1992, BS4043:1989 and BS4428:1989 (or subsequent superseding equivalent) and current Arboricultural best
practice. The submitted details are expected to include the following:
a) The quantity, size, species, position and the proposed time of planting of all trees and shrubs to be planted
b) Justification for the chosen species;
c) An indication of how they integrate with the proposal in the long term with regard to their mature size and
anticipated routine maintenance and protection.
d) Specification of which shrubs and hedges to be planted that are intended to achieve a significant size and presence
in the landscape.
e) Details of all materials to be used
Reason: In order to introduce high quality soft landscaping in and around the site in the interests of the ecological
value of the site and to ensure a satisfactory landscaping of the site in the interests of visual amenity (Lambeth
Local Plan Policy Q9). This is required pre-commencement to ensure that no construction takes place which could
prejudice the implementation of an acceptable landscaping scheme.
22
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first
planting and seeding season following the occupation of the development hereby permitted or the substantial completion of
the development, whichever is the sooner. Any trees, hedgerows or shrubs forming part of the approved landscaping scheme
which within a period of five years from the occupation or substantial completion of the development die, are removed or
become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species,
unless the Local Planning Authority gives written consent to any variation.

Reasons: In order to introduce high quality soft landscaping in and around the site in the interests of the ecological
value of the site and to ensure a satisfactory landscaping of the site in the interests of visual amenity (Lambeth
Local Plan Policy Q9).
23
Prior to the implementation of the landscaping scheme, a horticultural management plan shall be submitted to and
approved in writing by the Local Planning Authority. The plan shall set out how the planting will be managed for a minimum
of five years to ensure full and successful establishment of plants and trees. The plans shall identify all areas that will be under
communal management and clearly specify that properly qualified horticulturists will be contracted to manage the site. The
planting shall be thereafter managed in accordance with the approved management plan.
Reason: In order to ensure the long term successful establishment of the planting in the interests of ecology and
visual amenity (Lambeth Local Plan Policy Q9).
24
Prior to occupation of each plot, a lighting scheme must be submitted for the approval of the Local Planning
Authority in accordance with the Institute of Lighting Professional's Guidance notes for the reduction of obstructive light.
The scheme must be designed by a suitably qualified person in accordance with the recommendations for environmental zone
E3 in the ILP document "Guidance Notes for the Reduction of Obtrusive Light GN01:2011. The development shall be
implemented in accordance with the approved details and retained and properly maintained thereafter.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the London
Borough of Lambeth Local Plan (2015).
25
Notwithstanding the details shown on the approved drawings, prior to the commencement of above ground
construction work, details of all boundary treatments shall be submitted to and approved in writing by the Local Planning
Authority. The development shall be implemented in accordance with the approved details and retained and properly
maintained thereafter.
Reason: To secure an acceptable boundary treatment in the interests of visual amenity (Lambeth Local Plan 2015
Policy Q15). This is required pre-commencement to ensure that construction does not take place in a way
prejudices the implementation of an acceptable scheme of boundary treatment.
26
No above podium level construction works shall take place until full details of an extensive brown roof which shall
be compliant with GRO Green Roof Code 2011 has been submitted to and approved in writing by the Local Planning
Authority prior to the implementation of the relevant part of the development hereby approved. The submission must
provide/comprise the following information:
a.
Details on materials used in the design, construction and installation of the brown roof based on the Green Roof
Code and the use of biodiversity based extensive/semi-intensive soils;
b.
Details on substrate and plants used in the brown roof, based on a commercial brick-based aggregate or equivalent
with a varied substrate depth of 80 -150mm planted with 50% locally native herbs/wildflowers in addition to a variety of
sedum species;
c.
Details on additional features to the proposed brown roof, such as areas of bare shingle, areas of sand for burrowing
invertebrates and individual logs or log piles.
d.
An ecological management and maintenance plan including landscape features and a cross section of the brown roof.
The development shall be carried out strictly in accordance with the details approved, shall be maintained as such
thereafter and no alterations to the approved scheme shall be permitted without the prior written consent of the
Local Planning Authority. Evidence that the brown roof has been installed in accordance with the details above
should be submitted to and approved by the local planning authority prior to first occupation.
Reason: In order to promote biodiversity and rainwater attenuation on the site. (Policy 5.11 of the London Plan
(2016) and Policy EN4 of the Lambeth Local Plan (2015)).
27
Prior to the occupation of the development, an Estate Management Plan shall be submitted to and approved in writing
by the Local Planning Authority. The development hereby permitted shall thereafter be managed and maintained in
accordance with the Management Plan. The submitted details will include details of how the development will be managed
including security, cleaning and maintenance regimes and the co-ordination of refuse, deliveries, removal and access for
trades people.
Reason: To ensure that the development is maintained properly in the interest of safety and residential amenity
(Lambeth Local Plan 2015 Policies Q2 and Q3).

28
The development hereby approved shall not commence until a Construction and Environmental Management
Plan (CEMP) for each phase has been submitted to and approved in writing by the local planning authority. The CEMP
shall include details of the following relevant measures:
i. An introduction consisting of construction phase environmental management plan, definitions and abbreviations and
project description and location;
ii. A description of management responsibilities;
iii. A description of the construction programme which identifies activities likely to cause high levels of noise or dust;
iv. Site working hours and a named person for residents to contact;
v. Detailed Site logistics arrangements;
vi. Details regarding parking, deliveries, and storage;
vii. Details of an air quality and dust management plan;
viii. Details noise mitigation measures to be deployed including identification of sensitive receptors and ongoing
monitoring;
ix. 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
x. 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: 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). This is required prior to commencement to ensure that all stages of demolition and
construction are carried out in an acceptable manner.
29
Prior to the commencement of building works above podium level, of the relevant part of the development, full
details (including elevational drawings) and a tabulated Schedule of any proposed 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 ensure that no nuisance or disturbance is caused to the detriment of the amenities of future residential
occupiers or of the area generally (Policy Q2 (Amenity) - Lambeth Local Plan 2015).
30
The operation of any building services plant, shall not commence until an assessment of the acoustic impact
arising from the operation of all internally and externally located plant for each plot has been submitted to and approved in
writing by the local planning authority.
The assessment of the acoustic impact shall be undertaken in accordance with BS 4142: 2014 (or subsequent
superseding equivalent) and current best practice, and shall include a scheme of attenuation measures to ensure
the rating level of noise emitted from the proposed building services plant is 5db less than background.
31
The use hereby permitted, or the operation of any building services plant, shall not commence until a post- installation
noise assessment has been carried out to confirm compliance with the noise criteria. The scheme shall be implemented in
accordance with the approved details and attenuation measures, and they shall be permanently retained and maintained in
working order for the duration of the use and their operation.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future residential
occupiers or of the area generally (Policy Q2 (Amenity) - Lambeth Local Plan 2015).
32
Prior to the commencement of above ground construction works for each phase, a scheme of noise and vibration
attenuation shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall achieve the
habitable and commercial room standards as detailed in BS8233:2014 with no relaxation for exceptional circumstances and
must include details of post construction validation. The submitted details must demonstrate how the residential units in Plot B
that are adjacent to the Pilgrim Public House, 247 Kennington Lane, SE11 5QU would be adequately protected from noise
disturbance from that public house. The approved noise and vibration attenuation measures shall thereafter be retained and
maintained in working order for the duration of the use in accordance with the approved details.

Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future occupiers
(Policy Q2 of the Lambeth Local Plan 2015).
33
Prior to the commencement of above ground construction works for each phase, a scheme of measures to ensure that
all residential units have access to amenity space within the development where noise levels do not exceed 55dB LAEQ(16
hour) shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall include details of post
construction validation. Thereafter the development shall be carried out in accordance with the approved details and a separate
validation report shall be submitted to and approved in writing by the Local Planning Authority 3 months prior to occupation.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of future occupiers
(Policy Q2 of the Lambeth Local Plan 2015).
34
Prior to the commencement of above ground construction works a scheme of mitigation of the impact of the
development hereby permitted on local wind microclimate shall be submitted to and approved in writing by the local planning
authority. The scheme shall ensure that all external spaces achieve the relevant standards set out in the Lawson Comfort
Criteria, allowing for cumulative development and including mitigation of any identified off-site impacts. The scheme of
mitigation shall be implemented in accordance with the approved details and mitigation measures, and they shall be fully
installed prior to occupation and permanently retained and maintained for the duration of the use and their operation.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policy Q2 of the
Lambeth Local Plan (2015)).
35
Any variation to the layout or built form of the development shall be accompanied by a revised Wind
Microclimate Assessment which details any additional identified adverse wind
microclimate impacts. Any additional steps required to mitigate these impacts shall be detailed and implemented,
as necessary. The revised assessment shall be submitted to and approved by the local planning authority and 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)).
36
If, during development, contamination not previously identified is found to be present at the site then no further
development shall be carried out until the developer has submitted, and obtained written approval from the Local Planning
Authority for, a remediation strategy detailing how this unsuspected contamination will be dealt with.
Reason: To safeguard future users or occupiers of this site and the wider environment from irreversible risks
(Policies 5.21 of the London Plan (2015) and EN4 of the Lambeth Local Plan (2015)).
37
Noise from any source of amplified sound, speech or music shall not exceed the background noise level L90B(A)
15 minutes, when measured from outside the building.
Reason: To protect the amenities of future residential occupiers and the surrounding area (Policies 7 and 29 of
Lambeth's Unitary Development Plan and Policy S2 of Lambeth's Core strategy).
38
Prior to above ground construction works, full details of the CHP district heating network, including but not limited
to feasibility work, demand/supply calculations, futureproofing, thermal stores, network schematic, plant rooms and pipe
sizes shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in
accordance with the approved plan.
Reason: In order to secure the most suitable and efficient way to create and distribute heat in the interests of
reducing carbon emissions (London Plan 2016 Policies 5.2 and 5.6 and Lambeth Local Plan 2015 Policies EN3
and EN4). This is required prior to commencement to ensure that development is not carried out in a way which
prejudices the heating network.
39
Prior to commencement of above ground works, the Site Waste Management Plan should be submitted to and
approved in writing by the Local Authority demonstrating fully how construction waste will be minimised and recycling of
materials will be prioritised with construction waste not exceeding 13.3 cubic metres of waste per 100 square metre.
Reason: In order to minimise waste and disposal to landfill in the interest of sustainable development (Policy EN7
Lambeth Local Plan Lambeth Local Plan 2015). These details are required prior to commencement as they have
implications for the demolition and construction phases of the development.

40
Three months following occupation of the building, a report shall be submitted to and approved by the Local
Planning Authority outlining all efforts made to procure locally and minimise the environmental impact of procurement
(referring to the BRE's Green Guide to Specification where relevant) for all significant building materials and elements.
Reason: In order to secure the highest environmental performance of the development. (London Plan 2016 Policy
5.3 and Lambeth Local Plan 2015 Policy EN4).
41
Prior to first occupation of each plot evidence (schedule of fittings and manufacturer's literature) should be
submitted to the Local Planning Authority and approved in writing to show that the development has been constructed in
accordance with the approved internal water use calculations.
Reason: In order to encourage sustainable use of water. (London Plan 2016 Policy 5.15 and Lambeth Local Plan
2015 Policy EN4)
42
Prior to above ground construction works, a Design stage BREEAM 2014 Shell Only assessment showing how the
development achieves at least 63% and Very Good must be submitted to and approved in writing by the Local Planning
Authority.
Reason: In order to improve environmental performance (Lambeth Local Plan 2015 Policy EN4). This is required
pre-commencement to ensure that development is not carried out in a way which prejudices the achievement of
the required BREEAM standards.
43
Within six months after occupation of the relevant part of the development, a Post-construction stage BREEAM
2014 Shell Only assessment showing how the development achieves at least 63% and Very Good must be submitted to and
approved in writing by the Local Planning Authority.
Reason: In order to improve environmental performance (Lambeth Local Plan 2015 Policy EN4).
44
Prior to above ground construction works, full Design Stage calculations and block compliance sheets undertaken
using the National Calculation Method demonstrating how carbon emissions have been minimised in line with the approved
energy strategy for the residential element must be submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure the development makes the fullest contribution to the reduction in carbon emissions (London
Plan 2016 Policy 5.2 and Lambeth Local Plan 2015 Policy EN4). This is required pre-commencement to ensure
that development is not carried out in a way which prejudices achievement of the relevant energy standards.
45
Prior to above ground construction works, full Design Stage calculations and block compliance sheets undertaken
using the National Calculation Method demonstrating how carbon emissions have been minimised in line with the approved
energy strategy for the non-residential element must be submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure the development makes the fullest contribution to the reduction in carbon emissions (London
Plan 2016 Policy 5.2 and Lambeth Local Plan 2015 Policy EN4). This is required pre-commencement to ensure
that development is not carried out in a way which does not prejudice achievement of the relevant energy
standards
46
Within three months of final occupation of the residential element, evidence (e.g. photographs, installation contracts
and as-built certificates under the National Calculation Method) must be submitted to the Local Planning Authority and
approved in writing to show that the development has been constructed in accordance with approved Energy Strategy.
Reason: To ensure the development makes the fullest contribution to the reduction in carbon emissions (London
Plan 2016 Policy 5.2 and Lambeth Local Plan 2015 Policy EN4).
47
Within three months of final occupation of the residential element, evidence (e.g. photographs, installation contracts
and as-built certificates under the National Calculation Method) must be submitted to the Local Planning Authority and
approved in writing to show that the development has been constructed in accordance with approved Energy Strategy.
Reason: To ensure the development makes the fullest contribution to the reduction in carbon emissions (London
Plan 2016 Policy 5.2 and Lambeth Local Plan 2015 Policy EN4).

48
Prior to above podium level construction works, plans, elevations and sections of the roof showing the
photovoltaic array should be submitted for approval to the Local Planning Authority showing how the required quantity of
PV will be accommodated, along with a full BRUKL Design stage assessment showing the same quantity of PV and
demonstrating at least a 35% reduction in emissions across all sustainability measures. The photovoltaic array shall be
implemented in accordance with the approved details and retained and properly maintained permanently thereafter.
Reason: To ensure the development makes the fullest contribution to the reduction in carbon emissions (Policy
EN4 of the Lambeth Local Plan 2015 and Policy 5.2 of the London Plan 2016). This is required precommencement to ensure that development is not carried out in a way which prejudices achievement of the
required amount of Solar PV generation.
49
No development shall commence until an Air Quality and Dust Management Plan (AQDMP) is submitted to and
approved and approved in writing by the Local Planning Authority. The AQDMP must follow the guidance for High Risk sites
mitigation measures set out in Appendix 7 of the Control of Dust and Emissions during Construction and Demolition SPG
2014 and both 'highly recommended' and 'desirable' measures shall be included unless otherwise agreed in writing with the
Local Planning Authority. The AQDMP can form part of the Construction Environmental Management Plan (CEMP).The
AQDMP shall include the following for each relevant phase of work (demolition, earthworks, construction and trackout):
a) A summary of work to be carried out;
b) Proposed haul routes, location of site equipment including supply of water for damping down, source of water, drainage
and enclosed areas to prevent contaminated water leaving the site;
c) Inventory and timetable of all dust and NOx air pollutant generating activities;
d) List of all dust and emission control methods to be employed and how they relate to the Air Quality (Dust) Risk
Assessment;
e) Details of any fuel stored on-site;
f) Details of a trained and responsible person on-site for air quality (with knowledge of pollution monitoring and control
methods, and vehicle emissions);
g) Summary of monitoring protocols and agreed procedure of notification to the local authority; and
h) A log book for action taken in response to incidents or dust-causing episodes and the mitigation measure taken to remedy
any harm caused, and measures employed to prevent a similar incident reoccurring.
No demolition or development shall commence until all necessary pre-commencement measures described in the
AQDMP have been put in place and set out on site. The demolition and development shall thereafter be carried out
and monitored in accordance with the details and measures approved in the AQDMP.
Reason: In order to mitigate the impact on air quality Development must not commence before this condition is
discharged to manage and mitigate the impact of the development on the air quality and dust emissions in the area
and London as a whole, and to avoid irreversible and unacceptable damage to the environment (London Plan
policies 5.3 and 7.14, and the London Plan SPGs for Sustainable Design and Construction and Control of Dust and
Emissions during Construction and Demolition).
50
Baseline monitoring of PM10 shall commence at least three months before the commencement of the development
and thereafter monitoring shall continue throughout demolition and construction. Details of the equipment to be used, its
positioning, additional mitigation trigger levels and alert system shall be submitted to and approved in writing by the Local
Planning Authority prior to the commencement of baseline monitoring. The monitoring shall be undertaken in accordance
with the approved details.
Reason: In order to mitigate the impact on air quality (London Plan 2016 Policy 7.14). This is required precommencement to ensure that no demolition or construction takes place without proper consideration of air quality
impacts.
51
No demolition or development shall commence until all non-road mobile machinery (NRMM) to be used at the
demolition and construction phases on site has been registered at 'https://nrmm.london/user-nrmm/register' and that all
registered NRMM is compliant with the NRMM Low Emission Zone requirements.
Reason: To ensure that air quality is not adversely affected by the development (Policy 7.14 of the London Plan
(2016)). Registration of all non-road mobile machinery is required prior to commencement as they must be
registered before they are used for any demolition or construction work to ensure they do not adversely affect air
quality.
52
Prior to installation, the proposed Combined Heat and Power (CHP) plant and gas boiler system must meet the
emission standards set out in the GLA's Sustainable Design and Construction Supplementary Planning Guidance 2014 (or
its later versions). Full details of the proposed CHP plant and gas boiler system, as well as stack locations, height,
dispersion rate and impact assessment on neighbouring existing and future receptors

should be submitted to the Council for approval. Details of the proposed CHP should be provided using Combined
Heat and Power System information request form.
Reason: To ensure that air quality is not adversely affected by the development (Policy 7.14 of the London Plan
(2016)).
53
No construction shall commence until a detailed drainage scheme designed with regard to the drainage hierarchy set
out in the London Plan, shall be submitted to and approved in writing by the Local Planning Authority. The drainage scheme
shall be implemented and maintained in accordance with the approved details and retained permanently thereafter. No
discharge of foul or surface water from the site shall be accepted into the public system until the drainage works referred to in
the strategy have been completed. No drainage systems for the infiltration of surface water drainage into the ground are
permitted other than with the express written consent of the Local Planning Authority. The drainage scheme shall include:
a.
The final surface water drainage design to scale, showing all connections, SuDS and water storage details for the
entire site
b.
Details of how the scheme achieves betterment compared to the existing peak surface water runoff rates from the
site
c.
Details of a rainwater harvest system
d.
Details of how trees and planters will be located to maximise betterment
e.
Any offsite consents required, such as agreed surface water discharge consents from Thames Water Utilities
f.
A maintenance and management plan for the proposed drainage scheme
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 Lambeth Local Plan (2015) and Policy 5.13 of the London
Plan (2016)). This is required pre-commencement to ensure that construction work does not prejudice the
implementation of an appropriate drainage strategy.
54
Prior to the occupation of the development, a flood evacuation plan shall be submitted to and approved in writing
by the Local Planning Authority. The flood evacuation plan shall be implemented during the use of the development hereby
approved.
Reason: In order to mitigate the impact of a flood event on users of the development (London Plan Policy 5.12 and
Lambeth Local Plan Policy 2015 EN5).
55
20 per cent of all residential parking spaces shall be fitted with active electric vehicle charging points and 80 per
cent shall be fitted with passive electric vehicle charging points.
Reason: In order to encourage the uptake of electric vehicles to reduce local emissions (London Plan 2016 Policy
6.13).
56
10 per cent of all food store customer parking spaces shall be fitted with active electric vehicle charging points
and 10 per cent shall be fitted with passive electric vehicle charging points.
Reason: In order to encourage the uptake of electric vehicles to reduce local emissions (London Plan 2016 Policy
6.13).
57
Prior to commencement of above ground construction works for each plot and notwithstanding the details shown on
the approved drawings, details of cycle parking for each plot shall be submitted to and approved in writing by the Local
Planning Authority. The development shall be carried out and full accordance with the approve details. The cycle parking for
each plot shall be made available for use prior to first occupation of that plot.
Reason: To provide acceptable cycle parking in order to encourage sustainable means of transport (London Plan
2016 Policy 6.9 and Lambeth Local Plan 2015 Policy T3).
58
Prior to the occupation of the development hereby permitted, a deliveries and servicing management plan for all uses
shall be submitted to and approved in writing by the local planning authority. The submitted details must include the
following:
a) frequency of deliveries to the site;
b) frequency of other servicing vehicles such as refuse collections;
c) dimensions of delivery and servicing vehicles;
d) proposed loading and delivery locations; and
e) a strategy to manage vehicles servicing the site.

The development hereby permitted shall thereafter be operated in accordance with the approved details.
Reason: To avoid obstruction of the surrounding streets and limit the effects of the increase in travel movements
within the locality as well as safeguarding public safety and the amenity of the surrounding area (policies T1, T6,
T8 and Q2 of the Lambeth Local Plan (2015)).
59
Vehicles shall only service the site between the hours of 0700 and 2300 hours Mondays to Saturdays and 0800 to
1800 hours on Sundays and Bank Holidays.
Reason: To protect residential amenity (Policies T8 and Q2 of the Lambeth Local Plan 2015).
60
The development hereby approved shall not commence until a Construction Logistics Plan (CLP) for each phase has
been submitted to and approved in writing by the local planning authority for each phase. The CLP shall include details of
parking, deliveries and storage and confirm that the developer will join the VNEB construction working group.
The development shall thereafter be carried out in accordance with the details and measures approved in the CLP
for the related phase, unless the written consent of the Local Planning Authority is received for any variation.
Reason: 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). This is
required pre-commencement to ensure that the entire development is not carried out in a way which causes harm
to the transport network.
61
Prior to occupation of the development, full details of a car parking management strategy for the management of
parking within the development, shall be submitted to and approved by the Local Planning Authority. Operation of the
carpark shall thereafter be carried out solely in accordance with the approved details.
Reason: In order that the Local Planning Authority and Transport for London may be satisfied as to the effects of
the scheme on the adjacent road network so as to avoid hazard or obstruction to the public highway (Policy T7 of
the Lambeth Local Plan 2015.)
62
Prior to the commencement of above ground construction, design and construction details of the refuse storage areas
shall be submitted to and approved in writing by the Local Planning Authority. The development shall be implemented in
accordance with the approved details and retained permanently thereafter.
Reason: To ensure suitable provision for the users of the development, to encourage the sustainable management
of waste and to safeguard the visual amenities of the area (Policy Q12 of the Lambeth Local Plan (2015)). This is
required pre-commencement to ensure that development is not carried out in a way which prejudices the provision
of acceptable refuse stores.
63
Prior to the occupation of the development hereby permitted, a Waste Management Strategy 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.
Reason: To ensure suitable provision for the occupiers of the development, to encourage the sustainable
management of waste and to safeguard the visual amenities of the area (Lambeth Local Plan 2015 Policy Q12).
64
No development other than demolition to ground level shall take place until a stage 1 written scheme of
investigation (WSI) has been submitted to and approved by the local planning authority in writing. For land that is included
within the WSI, no demolition or development shall take place other than in accordance with the agreed WSI, and the
programme and methodology of site evaluation and the nomination of a competent person(s) or organisation to undertake the
agreed works.
A. The statement of significance and research objectives, the programme and methodology of site investigation and
recording and the nomination of a competent person(s) or organisation to undertake the agreed works
B. The programme for post-investigation assessment and The planning application lies in an area of
archaeological interest.
If heritage assets of archaeological interest are identified by stage 1 then for those parts of the site which have
archaeological interest a stage 2 WSI shall be submitted to and approved by the local planning authority in writing.
For land that is included within the stage 2 WSI, no demolition/development shall take place other than in
accordance with the agreed stage 2 WSI which shall include:

A. The statement of significance and research objectives, the programme and methodology of site investigation and
recording and the nomination of a competent person(s) or organisation to undertake the agreed works
B. The programme for post-investigation assessment and subsequent analysis, publication & dissemination and deposition
of resulting material. This part of the condition shall not be discharged until these elements have been fulfilled in accordance
with the programme set out in the stage 2 WSI.
Reason: Heritage assets of archaeological interest may survive on the site. The planning authority wishes to
secure the provision of appropriate archaeological investigation, including the publication of results, in accordance
with Section 12 of the NPPF, London Plan 2016 Policy 7.8 and Lambeth Local Plan Policy Q23. This is required
pre-commencement to ensure that construction work does not harm existing archaeological assets.
65

No properties shall be occupied until confirmation has been provided that either:

- all water network upgrades required to accommodate the additional flows from the development have been
completed; or
- a housing and infrastructure phasing plan has been agreed with Thames Water to allow additional properties to be occupied.
Where a housing and infrastructure phasing plan is agreed no occupation shall take place other than in accordance with the
agreed housing and infrastructure phasing plan.
Reason - The development may lead to no / low water pressure and network reinforcement works are anticipated
to be necessary to ensure that sufficient capacity is made available to accommodate additional demand anticipated
from the new development (Policy 5.15 of the London Plan 2016).
66
No piling shall take place until a piling method statement (detailing the depth and type of piling to be undertaken
and the methodology by which such piling will be carried out, including measures to prevent and minimise the potential for
damage to subsurface water infrastructure, and the programme for the works) has been submitted to and approved in writing
by the local planning authority in consultation with Thames Water. Any piling must be undertaken in accordance with the
terms of the approved piling method statement.
Reason: The proposed works will be in close proximity to underground water utility infrastructure. Piling has the
potential to impact on local underground water utility infrastructure.
67
No part of the development shall be occupied until all hazardous substances consents for Kennington Gasholder
Station have been revoked in accordance with the Planning (Hazardous Substances) Act 1990, as amended, and written
confirmation of the necessary revocations have been issued by the London Borough of Lambeth as the Hazardous
Substances Authority.
Reason: In the interests of health and safety, it is necessary to ensure that the adjoining gas infrastructure will not
present a risk to safety.

1.1.3

Notes to Applicants:

In dealing with this application the Council has implemented the requirement in the National Planning Policy
Framework (2012) to work with the applicant in a positive and proactive manner. The council has made available
on its website the policies and guidance provided by Lambeth Local Plan (2015) and its supplementary planning
documents. We also offer a full pre-application advice service in order to ensure that the applicant has every
opportunity to submit an application that’s likely to be considered acceptable.

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 requirements 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 provisions of The Party Wall Act 1996 in relation to the rights of adjoining owners
regarding party walls etc. These rights are a matter for civil enforcement and you may wish to consult a surveyor or architect.
4.
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.

5.
You are advised of the necessity to consult the Principal Highways Engineer of the Highways team in order to obtain
necessary prior approval for undertaking any works within the Public Highway including Scaffold, Temporary/Permanent
Crossovers, Oversailing/Undersailing of the Highway, Drainage/Sewer Connections and Repairs on the Highways, Hoarding,
Excavations, Temporary Full/Part Road Closures, Craneage Licenses etc. Please to go to http://www.lambeth.gov.uk/businessservices-rates-and- licensing/licence-applications/highways- licences-guide.
6.
Informative: For information on the NRMM Low Emission Zone requirements please visit
'http://nrmm.london/nrmm''
7.

Owners, operators and occupants should register with Flood Warnings Direct.

8.
Thames Water recommends the installation of a properly maintained fat trap on all catering establishments. We
further recommend, in line with best practice for the disposal of Fats, Oils and Grease, the collection of waste oil by a
contractor, particularly to recycle for the production of bio diesel. Failure to implement these recommendations may result
in this and other properties suffering blocked drains, sewage flooding and pollution to local watercourses.
9.
There are public sewers crossing or close to your development. If you are planning significant work near our sewers,
it's important that you minimize the risk of damage. Thames Water will need to check that your development doesn't reduce
capacity, limit repair or maintenance activities, or inhibit the services Thames Water provide in any other way. The applicant
is advised to read Thames Water's guide working near or diverting our pipes.
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or- diverting-ourpipes.
10.
The proposed development is located within 15m of Thames Waters underground assets, as such the
development could cause the assets to fail if appropriate measures are not taken. Please read Thames Water's guide
'working near our assets' to ensure your workings are in line with the necessary processes you need to follow if you are
considering working above or near Thames Water pipes or other structures.
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or- divertingour-pipes. Should you require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk
11.
There are water mains crossing or close to your development. Thames Water do NOT permit the building over or
construction within 3m of water mains. If you are planning significant works near our mains (within 3m) Thames Water will
need to check that your development doesn't reduce capacity, limit repair or maintenance activities during and after
construction, or inhibit the services we provide in any other way. The applicant is advised to read the Thames Water guide
working near or diverting our pipes: https://developers.thameswater.co.uk/Developing-a-large-site/Planning-yourdevelopment/Working-near-or- diverting-our-pipes .
12.
Thames Water would recommend that petrol / oil interceptors be fitted in all car parking/washing/repair
facilities. Failure to enforce the effective use of petrol / oil interceptors could result in oil-polluted discharges entering
local watercourses.
13.
Written schemes of investigation will need to be prepared and implemented by a suitably qualified professionally
accredited archaeological practice in accordance with Historic England's Guidelines for Archaeological Projects in Greater
London. This condition is exempt from deemed discharge under schedule 6 of The Town and Country Planning
(Development Management Procedure) (England) Order 2015.
14.
It is recommended that the on-going archaeological interest can be secured by a two-stage condition. The first stage
will encompass a trial trench evaluation of the eastern portion of the site. The mitigation second stage of the condition will
include as a minimum a programme of pro-active observation and recording within the western portion of the site. The
possible need for a mitigation stage for the eastern area can only be determined at the conclusion of the evaluation and the
submission of the results as a report. Further information on archaeology and planning in Greater London including
Archaeological Priority Areas is available on the Historic England website.
15.
The applicant is advised to submit a fire statement produced by a third party, suitably qualified assessor for
consideration by the Local Planning Authority.
16.
In applying to discharge condition 32, the applicant should demonstrate particular regard to the Agent of Change
Principle with respect to the established Pilgrim Public House, 247 Kennington Lane, SE11 5QU. The development should be
designed to ensure that this established noise generating use remains viable and potential noise impacts are fully mitigated.

1.2

Yours sincerely

Rob Bristow
Assistant Director Planning, Transport & Development

1.3

Growth, Planning and Employment

Directorate Date printed: 21st November

2018

1.3.1

INFORMATION FOR APPLICANTS GRANTED PLANNING PERMISSION SUBJECT
TO CONDITIONS, OR WHERE PERMISSION HAS BEEN REFUSED.

General Information
This permission is subject to due compliance with any local Acts, regulations, building by-laws and
general statutory provisions in force in the area and nothing herein shall be regarded as dispensing with
such compliance or be deemed to be a consent by the Council thereunder.
Your attention is drawn to the provisions of the Building Regulations 1985 and related legislation which
must be complied with to the satisfaction of the Council’s Building Control Officer, Phoenix House, 10
Wandsworth Road, SW8.
The Council’s permission does not modify or affect any personal or restrictive covenants, easements, etc.,
applying to or affecting the land or the rights of any person entitled to the benefits thereof.
STATEMENT OF APPLICANT’S RIGHTS ARISING FROM THE REFUSAL OF PLANNING
PERMISSION OR FROM THE GRANT OF PERMISSION SUBJECT TO CONDITIONS.

1.3.2

Appeals to the Secretary of State

If the applicant is aggrieved by the decision of the local planning authority to refuse permission or
approval for the proposed development or to grant permission or approval subject to conditions, he may
appeal to the Secretary of State in accordance with Section 78 of the Town and Country Planning Act
1990 within six months from the date of this notice. Appeals must be made on a form which is obtainable
from The Planning Inspectorate, Room 3/13 Temple Quay House, 2 The Square, Temple Quay, Bristol
BS1 6PN. Alternatively an Appeal form can be downloaded from their website at
www.gov.uk/government/organisations/planning-inspectorate. The Secretary of State has power to allow
longer period for the giving of a notice of appeal but he will not normally be prepared to exercise this
power unless there are special circumstances which excuse the delay in giving notice of appeal. The
Secretary of State is not required to entertain an appeal if it appears to him that permission for the
proposed development could not have been granted by the local planning authority, or could not have
been so granted otherwise than subject to the conditions imposed by them, having regard to the statutory
requirements, to the provisions of the development order, and to any directions given under the order.

1.3.3

Purchase Notice

If permission to develop land is refused or granted subject to conditions, whether by the local planning
authority or by the Secretary of State for the Environment, and the owner of the land claims that the land
has become incapable of reasonably beneficial use in its existing state and cannot be rendered capable of
reasonable beneficial use by the carrying out of any development which has been or would be permitted,
he may serve on the London Borough of Lambeth a purchase notice requiring that Council to purchase his
interest in the land in accordance with the provisions of Section 137 of the Town and Country Planning
Act 1990.

1.3.4

Compensation

In certain circumstances, a claim may be made against the local planning authority for compensation,
where permission is refused or granted subject to conditions by the Secretary of State for the
Environment on appeal or on a reference of the application to him. The circumstances in which such
compensation is payable are set out in Section 120 and related provision of the Town and Country
Planning Act 1990.

Appendix 2: List of consultees (statutory and Other Consultees)
External Consultees
Veolia Waste (Lambeth waste contractor)
Greater London Authority
Transport for London
Environment Agency
Highways Agency
Historic England
Historic England - Archaeology
Health and Safety Executive
London Borough of Southwark
London Borough of Wandsworth
Development Control Department Thames Water
L.F.C.D Authority (London Fire Brigade)
Natural England
Secured by Design (Metropolitan Police)

Other external bodies
Oval Liberal Democrats
Victorian Society
Georgian Group
Greater London Industrial Archaeology Society (GLIAS)
Save Britain’s Heritage
Kennington Park Road Residents Association and Neighbourhood Watch (KPRRANW)
Oval & Kennington Residents Association (OAKRA)
Cleaver Square, Cleaver Street and Bowden Street Residents' Association
Kennington Oval Community Action Group
Friends Of Kennington Park
Kennington Oval & Vauxhall Forum
Heart Of Kennington Residents' Association
Friends Of Lambeth High Street Rec
Friends of Vauxhall Spring Gardens
Friends Of Kennington Park
The Vauxhall Society
Vauxhall Neighbourhood Housing Forum
Kennington Association Planning Forum
Regents Bridge Gardens Ltd
Ashmole Estate Tenants Association
Ashmole Tenants Assoc
Bonnington Square Residents

Fentiman Road & Richbourne Terrace Residents Association
Harleyford Court Tenants Association
Hanover Gardens Association
Hanover Gardens Residents Association
Oval Mansions
Vauxhall Gardens Estate Resident and Tenant Association
Vauxhall One Business Improvement Districts

Appendix 3: List of materially relevant policies in London Plan, Lambeth Local Plan. Reference to
SPGs, SPD and other relevant guidance
National Planning Policy Framework 2018
National Planning Practice Guidance
The London Plan (2016) (‘LP’)

2.9

Inner London

3.1

Ensuring Equal Life Chances for All

3.2

Improving Health and Addressing Health Inequalities

3.3

Increasing Housing Supply

3.4

Optimising Housing Potential

3.5

Quality and Design of Housing Developments

3.6

Children and Young People’s Play and Informal Space

3.7

Large Residential Developments

3.8

Housing Choice

3.9

Mixed and Balanced Communities

3.10

Definition of Affordable Housing

3.11

Affordable Housing Targets

3.12

Negotiating Affordable Housing on Individual Private Residential and Mixed Use Schemes

3.13

Affordable housing thresholds

4.1

Developing London’s Economy

4.2

Offices

4.3

Mixed Use Development and Offices

4.7

Retail and Town Centre Development

4.8

Supporting a successful and diverse retail sector and related facilities and services

4.9

Small Shops

4.11

Encouraging a Connected Economy

4.12

Improving Opportunities for All

5.1

Climate Change Mitigation

5.2

Minimising Carbon Dioxide Emissions

5.3

Sustainable Design and Construction

5.4A Electricity and Gas Supply
5.5

Decentralised Energy networks

5.6

Decentralised Energy in development proposals

6.7

Renewable Energy

5.9

Overheating and Cooling

5.10

Urban Greening

5.11

Green Roofs and Development Site Environs

5.12

Flood Risk Management

5.13

Sustainable Drainage

5.14

Water Quality and Wastewater Infrastructure

5.15

Water Use and Supplies

5.17

Waste Capacity

5.21

Contaminated Land

5.22

Hazardous Substances Installations

6.3

Assessing Effects of Development on Transport

6.9

Cycling

6.10

Walking

6.13

Parking

7.1

Lifetime Neighbourhoods

7.2

An Inclusive Environment

7.3

Designing out Crime

7.4

Local Character

7.5

Public Realm

7.6

Architecture

7.7

Location and Design of Tall and Large Buildings

7.8

Heritage Assets and Archaeology

7.12

Implementing the London View Management Framework

7.13

Safety, Security and Resilience To Emergency

7.14

Improving Air Quality

7.15

Reducing and Managing Noise, Improving and Enhancing the Environment and Promoting
Appropriate Soundscapes

7.18

Protecting Open Spaces and Addressing Deficiency

7.19

Biodiversity and Access to Nature

8.2

Planning Obligations

8.3

Community Infrastructure Levy

Lambeth Local Plan (2015) (‘LLP’)
D2

Presumption in favour of sustainable development

D4

Planning obligations

H1

Maximising housing growth

H2

Delivering affordable housing

H4

Housing mix in new developments

H5

Housing standards

ED3

Large offices (greater than 1,000m 2)

ED6

Town centres

ED7

Evening economy and food and drink uses

ED9

A2 Uses

ED10

Local centres and dispersed local shops

ED14

Employment and training

T1

Sustainable travel

T2

Walking

T3

Cycling

T4

Public transport infrastructure

T6

Assessing impacts of development on transport capacity and infrastructure

T7

Parking

T8

Servicing

EN1

Open space and biodiversity

EN3

Decentralised energy

EN4

Sustainable design and construction

EN5

Flood risk

EN6

Sustainable drainage systems and water management

EN7

Sustainable waste management

Q1

Inclusive Environments

Q2

Amenity

Q3

Community Safety

Q4

Public Art

Q5

Local Distinctiveness

Q6

Urban design: public realm

Q7

Urban design: new development

Q8

Design quality: construction detailing

Q9

Landscaping

Q10

Trees

Q12

Refuse/recycling storage

Q13

Cycle storage

Q15

Boundary treatments

Q16

Shop fronts

Q20

Statutory listed buildings

Q21

Registered parks and gardens

Q22

Conservation areas

Q23

Undesignated heritage assets: local heritage list

Q25

Views

Q26

Tall and large buildings

PN8

Kennington/Oval

Other Guidance
London Plan Guidance (SPG)
Affordable Housing and Viability SPG (August 2017)
Housing SPG (March 2016)
Social Infrastructure (May 2015)
Accessible London: Achieving an Inclusive Environment (October 2014)
The control of dust and emissions during construction and demolition (July 2014)

Town Centres (July 2014)
Shaping Neighbourhoods: Character and Context (June 2014)
Shaping Neighbourhoods: Play and Informal Recreation (2012)
Sustainable Design and Construction (April 2014)
London View Management Framework (March 2012)
Transport Strategy (March 2018)

Lambeth Guidance
Development Viability SPD (2017)
Refuse & Recycling Storage Design Guide
Waste Storage and Collection Requirements - Technical Specification
Air Quality Planning Guidance Notes
Employment and Skills SPD (February 2018)

Appendix 4: Other relevant Plans and Photos
Parking layout

Servicing access

Material continuity across OAKDA site

Podium amenity space

Rooftop amenity space

Ground floor uses: Tesco (red), Flexible commercial (orange), office access (yellow)

Appendix 5: Retained VSC, NSC and APSH values for affected windows in nearest Kennington
properties
Window

Room Use

251 Kennington Lane
1
Kitchen
2
Bedroom
3
Living Room
4
Kitchen
253 Kennington Lane
1
Bedroom
2
Living Room
3
Kitchen
255 Kennington Lane
1
Living Room
2
Living Room
3
Kitchen
4
Kitchen
5
Bedroom
6
Kitchen
7
Bedroom
257 Kennington Lane
1
Bedroom
2
Bedroom
3
Living/kitchen/dining
4
Living/kitchen/dining
5
Living/kitchen/dining
6
Living/kitchen/dining
7
Unknown
8
Bedroom
9
Living/kitchen/dining
10
Living/kitchen/dining
11
Living/kitchen/dining
12
Living/kitchen/dining
13
Unknown
14
Bedroom
15
Living/kitchen/dining
16
Living/kitchen/dining
17
Living/kitchen/dining
18
Bedroom
19
Living/kitchen/dining
20
Living/kitchen/dining
259 Kennington Lane
1
Bedroom
2
Bedroom
3
Bedroom
4
Living
5
Living
6
Living
7
Living

VSC
(%)

NSL (%)

APSH
(%)

APSH Winter
only (%)

13.3
9.8
17.4
19.8

59.7
31.8
59
67.5

32
21
50
58

2
0
4
7

11.2
16.8
18.7

39.7
59.2
73.7

23
50
53

1
6
6

10.4
11.8
8.4
13.1
16.3
18.2
19.9

32
(same room)
74.1
(same room)
57.7
84.8
55.1

23
21
13
34
47
48
55

0
0
1
1
4
3
6

19.4
13.1
32.1
29.6
20.2
13.1
13.3
15.6
33.9
15.4
31.4
28.4
15
20.2
34.9
35
20.2
27.5
36
27.8

48.5
54.9
98.3
(same room)
(same room)
(same room)
91.9
68.2
99
(same room)
(same room)
(same room)
89.6
77.5
99.6
(same room)
(same room)
92.5
96
(same room)

n/a
n/a
n/a
n/a
n/a
n/a
33
n/a
n/a
n/a
n/a
n/a
34
n/a
n/a
n/a
n/a
n/a
n/a
n/a

n/a
n/a
n/a
n/a
n/a
n/a
2
n/a
n/a
n/a
n/a
n/a
2
n/a
n/a
n/a
n/a
n/a
n/a
n/a

30.6
15.7
14.6
6.7
33.4
28.5
26.5

98.5
(same room)
(same room)
16.2
98.1
(same room)
(same room)

n/a
n/a
n/a
9
n/a
n/a
n/a

n/a
n/a
n/a
0
n/a
n/a
n/a

8
Living
9
Bedroom
10
Bedroom
11
Bedroom
12
Bedroom
13
Bedroom
14
Bedroom
15
Unknown
261 Kennington Lane
1
Bedroom
2
Bedroom
3
Bedroom
4
Kitchen
5
Living
6
Living
7
Living
8
Living
9
Bedroom

9.8
34.4
34.2
12.7
35.4
35.3
16.3
11.1

59.5
98.3
(same room)
52.6
98.1
(same room)
63.9
93.4

17
n/a
n/a
24
n/a
n/a
38
24

0
n/a
n/a
0
n/a
n/a
4
3

30.6
16.9
22.1
5.4
32.5
22.7
28.8
10.4
32.5

98.2
(same room)
(same room)
16.7
97.5
(same room)
(same room)
53.5
98.5

n/a
n/a
n/a
6
n/a
n/a
n/a
22
n/a

n/a
n/a
n/a
0
n/a
n/a
n/a
2
n/a

Note:
The BRE target value for Vertical Sky Component (VSC) is 27 per cent but for urban areas 18 per cent can
be considered acceptable. The target value for No Sky Line (NSL) is 50 per cent, which means that at least
half the room would receive direct skylight. For Annual Probable Sunlight Hours (APSH), the target is 25 per
cent and for winter periods only it is 5 per cent. Those values which fall below the above thresholds are
highlighted.

