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Order of Business

Item No. Title Page No.

1. APOLOGIES
To receive any apologies for absence.
2. CONFIRMATION OF VOTING MEMBERS

A representative of each political group will confirm the voting members of
the committee.

3. NOTIFICATION OF ANY ITEMS OF BUSINESS WHICH THE CHAIR
DEEMS URGENT

In special circumstances, an item of business may be added to an agenda
within five clear days of the meeting.

4. DISCLOSURE OF INTERESTS AND DISPENSATIONS

Members to declare any personal interests and dispensation in respect of
any item of business to be considered at this meeting.

5. MINUTES 3-5

To approve as a correct record the minutes of the meeting held on 21 April
2021.

6. DEVELOPMENT MANAGEMENT 6-10

6.1. 21-23 PARKHOUSE STREET, LONDON, SE5 7TQ 11-125



Item No. Title Page No.

6.2. SHOPPING CENTRE SITE ELEPHANT AND CASTLE, 26 28 30 126 - 363
AND 32 NEW KENT ROAD, ARCHES 6 AND 7 ELEPHANT
ROAD AND LONDON COLLEGE OF COMMUNICATIONS SITE,
LONDON SE1

ANY OTHER OPEN BUSINESS AS NOTIFIED AT THE START OF THE
MEETING AND ACCEPTED BY THE CHAIR AS URGENT.

EXCLUSION OF PRESS AND PUBLIC

The following motion should be moved, seconded and approved if the
committee wishes to exclude the press and public to deal with reports
revealing exempt information:

“That the public be excluded from the meeting for the following items
of business on the grounds that they involve the likely disclosure of
exempt information as defined in paragraphs 1-7, Access to
Information Procedure rules of the Constitution.”
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Planning Committee

Guidance on conduct of business for planning applications, enforcement cases
and other planning proposals

1.

2.

The reports are taken in the order of business on the agenda.

The officers present the report and recommendations and answer points raised by
members of the committee.

The role of members of the planning committee is to make planning decisions
openly, impartially, with sound judgement and for justifiable reasons in accordance
with the statutory planning framework.

Please note that, due to ongoing coronavirus measures, speakers must register to
speak by no later than 5pm, 1 working day before the meeting.

The following may address the committee (if they are present and wish to speak) for
not more than 3 minutes each.

(a) One representative (spokesperson) for any objectors. If there is more than one
objector wishing to speak, the time is then divided within the 3-minute time slot.

(b) The applicant or applicant’s agent.

(c) One representative for any supporters (who live within 100 metres of the
development site).

(d) Ward councillor (spokesperson) from where the proposal is located.

(e) The members of the committee will then debate the application and consider the
recommendation.

Note: Members of the committee may question those who speak only on matters
relevant to the roles and functions of the planning committee that are outlined in the
constitution and in accordance with the statutory planning framework.

If there are a number of people who are objecting to, or are in support of, an
application or an enforcement of action, you are requested to identify a
representative to address the committee. If more than one person wishes to speak,
the 3-minute time allowance must be divided amongst those who wish to speak.
Where you are unable to decide who is to speak in advance of the meeting, you are
advised to meet with other objectors in the foyer of the council offices prior to the
start of the meeting to identify a representative. If this is not possible, the chair will
ask which objector(s) would like to speak at the point the actual item is being
considered.

Speakers should lead the committee to subjects on which they would welcome
further questioning.




8.

Those people nominated to speak on behalf of objectors, supporters or applicants,
as well as ward members, should sit on the front row of the public seating area. This
is for ease of communication between the committee and the speaker, in case any
issues need to be clarified later in the proceedings; it is not an opportunity to take
part in the debate of the committee.

Each speaker should restrict their comments to the planning aspects of the proposal
and should avoid repeating what is already in the report. The meeting is not a
hearing where all participants present evidence to be examined by other participants.

10. This is a council committee meeting which is open to the public and there should be

11.

12.

no interruptions from the audience.
No smoking is allowed at committee.
Members of the public are welcome to film, audio record, photograph, or tweet the

public proceedings of the meeting; please be considerate towards other people in the
room and take care not to disturb the proceedings.

The arrangements at the meeting may be varied at the discretion of the chair.

Contacts: General Enquiries

Planning Section, Chief Executive’s Department
Tel: 020 7525 5403

Planning Committee Clerk, Constitutional Team
Finance and Governance
Tel: 020 7525 5485
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Minutes of the Planning Committee held on Wednesday 21 April 2021 at 6.30 pm

PRESENT: Councillor Martin Seaton (Chair)
Councillor Darren Merrill (Vice-chair)
Councillor Richard Livingstone
Councillor Damian O'Brien
Councillor Cleo Soanes
Councillor Dan Whitehead
Councillor Kath Whittam
Councillor Bill Williams

OFFICER Colin Wilson, Head of Regeneration Old Kent Road
SUPPORT: Jon Gorst, Legal Services

Troy Davies, Planning

Pip Howson, Transport Policy

Tim Murtagh, Constitutional Team

Gregory Weaver, Constitutional Team

APOLOGIES
There were none.
CONFIRMATION OF VOTING MEMBERS

Those members listed as present were confirmed as the voting members for
the meeting.

NOTIFICATION OF ANY ITEMS OF BUSINESS WHICH THE CHAIR DEEMS URGENT

The chair gave notice of the following additional papers which were circulated
before the meeting:

Addendum report relating to items 6.1.

Planning Committee - Wednesday 21 April 2021
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Members pack relating to items 6.1.

DISCLOSURE OF INTERESTS AND DISPENSATIONS
There were none.

MINUTES

RESOLVED:

That the minutes of the meeting held on 17 March 2021 be approved as
a correct record of the meeting.

DEVELOPMENT MANAGEMENT

RESOLVED:

1. That the determination of planning applications, or formal observations
and comments, the instigation of enforcement action and the receipt of
the reports included in the attached items were considered.

2. That the decisions made on the planning applications be subject to the
conditions and/or made for the reasons set out in the attached reports
unless otherwise stated be agreed.

3. That where reasons for decisions or conditions were not included or not

as included in the reports relating to an individual item, they be clearly
specified and agreed.

671-679 OLD KENT ROAD LONDON SE15 1JS

Planning application: Application 20/AP/2701

PROPOSAL:

Demolition of all existing structures and erection of a part 10, part 12 storey plus
basement mixed-use development comprising 257sgm flexible Class E floorspace
(Commercial, business and service), and 267 purpose-built student
accommodation rooms with associated amenity space and public realm works, car
and cycle parking, and ancillary infrastructure.

The committee heard the officer’s introduction to the report.

Members of the committee asked questions of officers present.

There were no objectors present wishing to address the committee.

2

Planning Committee - Wednesday 21 April 2021




The applicant’s representatives addressed the committee, and answered questions
put by the committee.

At 7.26pm the meeting took a screen break and resumed at 7.31pm.
The committee put further questions to the applicant and officers.

There were no supporters who lived within 100 metres of the development site who
wished to speak.

There were no ward councillors present who wished to speak.

The committee discussed the application.

The chair enquired about monitoring to ensure compliance of any decision would
be continuous. Officers responded that this would be picked up in the Section 106

agreement.

A motion to grant the application was moved, seconded, put to the vote and
declared carried.

RESOLVED:

a) That planning permission be granted, subject to conditions and referral to
the Mayor of London, and the applicant entering into an appropriate legal
agreement by no later than 21 October 2021.

b) In the event that the requirements of (a) are not met by 21 October 2021

that the Director of Planning be authorised to refuse planning permission, if
appropriate, for the reasons set out at paragraph 258 of this report.

The meeting ended at 7.47pm

CHAIR:

DATED:

Planning Committee - Wednesday 21 April 2021
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Iltem No. | Classification: | Date: Meeting Name:
6. Open 6 July 2021 Planning Committee
Report title: Development Management
Ward(s) or groups All
affected:
From: Proper Constitutional Officer

RECOMMENDATIONS

1. That the determination of planning applications, or formal observations and
comments, the instigation of enforcement action and the receipt of the reports
included in the attached items be considered.

2. That the decisions made on the planning applications be subject to the
conditions and/or made for the reasons set out in the attached reports unless
otherwise stated.

3. That where reasons for decisions or conditions are not included or not as

included in the reports relating to an individual item, they be clearly specified.

BACKGROUND INFORMATION

4.

The council’'s powers to consider planning business are detailed in Part 3F
which describes the role and functions of the planning committee and planning
sub-committees. These were agreed by the annual meeting of the council on
23 May 2012. The matters reserved to the planning committee and planning
sub-committees exercising planning functions are described in part 3F of the
Southwark Council constitution.

KEY ISSUES FOR CONSIDERATION

5.

In respect of the attached planning committee items members are asked,
where appropriate:

a. To determine those applications in respect of site(s) within the borough,
subject where applicable, to the consent of the Secretary of State for
Housing, Communities and Local Government and any directions made
by the Mayor of London.

b. To give observations on applications in respect of which the council is not
the planning authority in planning matters but which relate to site(s) within



10.

the borough, or where the site(s) is outside the borough but may affect the
amenity of residents within the borough.

c. To receive for information any reports on the previous determination of
applications, current activities on site, or other information relating to
specific planning applications requested by members.

Each of the following items are preceded by a map showing the location of the
land/property to which the report relates. Following the report, there is a draft
decision notice detailing the officer's recommendation indicating approval or
refusal. Where a refusal is recommended the draft decision notice will detail the
reasons for such refusal.

Applicants have the right to appeal to Planning Inspector against a refusal of
planning permission and against any condition imposed as part of permission.
Costs are incurred in presenting the council’s case at appeal which maybe
substantial if the matter is dealt with at a public inquiry.

The sanctioning of enforcement action can also involve costs such as process
serving, court costs and of legal representation.

Where either party is felt to have acted unreasonably in an appeal the inspector
can make an award of costs against the offending party.

All legal/counsel fees and costs as well as awards of costs against the council
are borne by the budget of the relevant department.

Community impact statement

11.

Community impact considerations are contained within each item.

SUPPLEMENTARY ADVICE FROM OTHER OFFICERS

Director of Law and Governance

12.

13.

A resolution to grant planning permission shall mean that the director of
planning is authorised to grant planning permission. The resolution does not
itself constitute the permission and only the formal document authorised by the
committee and issued under the signature of the director of planning shall
constitute a planning permission. Any additional conditions required by the
committee will be recorded in the minutes and the final planning permission
issued will reflect the requirements of the planning committee.

A resolution to grant planning permission subject to legal agreement shall mean
that the director of planning is authorised to issue a planning permission subject
to the applicant and any other necessary party entering into a written



14.

15.

16.

17.

agreement in a form of words prepared by the director of law and democracy,
and which is satisfactory to the director of planning. Developers meet the
council's legal costs of such agreements. Such an agreement shall be entered
into under section 106 of the Town and Country Planning Act 1990 or under
another appropriate enactment as shall be determined by the director of law
and democracy. The planning permission will not be issued unless such an
agreement is completed.

Section 70 of the Town and Country Planning Act 1990 as amended requires
the council to have regard to the provisions of the development plan, so far as
material to the application, and to any other material considerations when
dealing with applications for planning permission. Where there is any conflict
with any policy contained in the development plan, the conflict must be resolved
in favour of the policy which is contained in the last document to be adopted,
approved or published, as the case may be (s38(5) Planning and Compulsory
Purchase Act 2004).

Section 38(6) of the Planning and Compulsory Purchase Act 2004 provides that
where, in making any determination under the planning Acts, regard is to be
had to the development plan, the determination shall be made in accordance
with the plan unless material considerations indicate otherwise. The
development plan is currently Southwark's Core Strategy adopted by the
council in April 2011, saved policies contained in the Southwark Plan 2007, the
where there is any conflict with any policy contained in the development plan,
the conflict must be resolved in favour of the policy which is contained in the
last document to be adopted, approved or published, as the case may be
(s38(5) Planning and Compulsory Purchase Act 2004).

On 15 January 2012 section 143 of the Localism Act 2011 came into force
which provides that local finance considerations (such as government grants
and other financial assistance such as New Homes Bonus) and monies
received through CIL (including the Mayoral CIL) are a material consideration
to be taken into account in the determination of planning applications in
England. However, the weight to be attached to such matters remains a matter
for the decision-maker.

"Regulation 122 of the Community Infrastructure Levy regulations (CIL) 2010,
provides that “a planning obligation may only constitute a reason for granting
planning permission if the obligation is:

a. nhecessary to make the development acceptable in planning terms;
b. directly related to the development; and
c. fairly and reasonably related to the scale and kind to the development.

A planning obligation may only constitute a reason for granting planning
permission if it complies with the above statutory tests.”



18.

19.

20.

The obligation must also be such as a reasonable planning authority, duly
appreciating its statutory duties can properly impose i.e. it must not be so
unreasonable that no reasonable authority could have imposed it. Before
resolving to grant planning permission subject to a legal agreement members
should therefore satisfy themselves that the subject matter of the proposed
agreement will meet these tests.

The National Planning Policy Framework (NPPF) came into force on 27 March
2012. The NPPF replaces previous government guidance including all planning
practice guidance (PPGs) and planning policy statements (PPSs). For the
purpose of decision-taking policies in the Core Strategy (and the London Plan)
should not be considered out of date simply because they were adopted prior
to publication of the NPPF. For 12 months from the day of publication,
decision-takers may continue to give full weight to relevant policies adopted in
accordance with the Planning and Compulsory Purchase Act (PCPA) 2004
even if there is a limited degree of conflict with the NPPF.

In other cases and following and following the 12 month period, due weight
should be given to relevant policies in existing plans according to their degree
of consistency with the NPPF. This is the approach to be taken when
considering saved plan policies under the Southwark Plan 2007. The approach
to be taken is that the closer the policies in the Southwark Plan to the policies in
the NPPF, the greater the weight that may be given.

BACKGROUND DOCUMENTS

Background Held At Contact
Papers
Council assembly agenda |Constitutional Team Virginia Wynn-Jones
23 May 2012 160 Tooley Street 020 7525 7055
London
SE1 2QH
Each planning committee | Development Management |Planning Department
item has a separate|160 Tooley Street 020 7525 5403
planning case file London

SE1 2QH
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No.

Title

None

AUDIT TRAIL

Lead Officer

Chidilim Agada, Head of Constitutional Services

Report Author

Tim Murtagh, Constitutional Officer
Jonathan Gorst, Head of Regeneration and
Development

Version

Final

Dated

26 June 2021

Key Decision?

No

CONSULTATION WITH OTHER OFFICERS / DIRECTORATES /

CABINET MEMBER

Officer Title Comments sought | Comments included
Director of Law and Yes Yes
Governance

Director of Planning No No
Cabinet Member No No

Date final report sent to Constitutional Team 26 June 2021
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Item No. Classification: |Date: Meeting Name:

6.1 OPEN 24.6.2021 Planning Committee

Report title: Development Management planning application:
19/AP/0469: Full Planning Application.
Address: 21-23 PARKHOUSE STREET, LONDON, SE5 7TQ
Proposal: Demolition of existing building at 21-23 Parkhouse Street
and erection of two blocks (Block A and Block B) of 5 and part-7/part-
10 storeys.
Block A comprises a 5-storey block for commercial/employment use
(879sgm) and Block B comprises a part-7/part 10-storey block with
ground floor commercial/employment use (11lsgm) and 33
residential dwellings, accessible car parking, cycle parking, refuse
storage, and associated landscaping.

Ward(s) or St Giles, Camberwell Green, Faraday

groups

affected:

From: London Borough of Southwark

Application Start Date  13.03.2019 PPA Expiry Date N/A

Earliest Decision Date  01.04.2021

RECOMMENDATION

That planning permission be granted subject to conditions, the applicant entering
into an appropriate legal agreement, and referral to the Mayor of London.

In the event that the requirements of paragraph 1 above are not met by 31st
December 2021, the director of planning be authorised to refuse planning
permission, if appropriate, for the reasons set out in paragraph 266.

EXECUTIVE SUMMARY

This is a major application which seeks to redevelop a vacant industrial site within
to provide a mixed-use commercial and residential development. The application
proposes demolition of the existing vacant warehouse building to enable the
erection of two new buildings (Blocks A and B).

Block A would be a 5 storey block positioned to the front (south) of the site
adjacent to Parkhouse Street. This block would provide 879 sgm of commercial
floorspace.

Block B would be part 7/part 10 storey block positioned towards the rear (north)




10.

11.

12.

13.

14.

16

of the site near the boundary with Burgess Park. This block would provide 111
sgm of commercial floorspace on the ground floor and 33 new dwellings on the
upper floors.

The remainder of the site would be landscaped to provide shared amenity space
between the two blocks as well as communal and play space facilities on the
northern end of the site between Block B and the park boundary. One onsite
disabled space would be provided as well as 75 cycle parking spaces.

The development would re-provide commercial floor space and deliver 33
dwellings of which 16 dwellings would be affordable (52% affordable by hab
room) which is considered to be a positive benefit to the Borough.

The site is in a local Preferred Industrial Location as defined in the adopted
Development Plan and within a designated site allocation in the emerging plan
where re-provision of the same amount of commercial floorspace should form
part of any proposal. This application proposes a small reduction of commercial
floorspace (99sgqm/10% reduction) which has arisen out of the need to meet a
number of competing demands. These demands include, the need to maintain an
appropriate setback from the boundary of the Burgess Park, the need to provide
an appropriate design response in terms of height, scale and mass of the new
buildings, the specific design requirements to facilitate light industrial uses and
the opportunity to provide good quality homes, and maximising affordable homes
delivery.

Although there is a 10% reduction in commercial floorspace re-provision, the
applicant has proposed 20% of the commercial floorspace be secured as
affordable workspace, twice the 10% detailed in draft policy.

The proposed buildings are of high quality design, offering robust modern
commercial units as well as dwellings which meet and for the majority of units
exceed, residential design standards whilst responding positively to the
surrounding context and character of the area.

Whilst there would be some less than substantial harm to the setting of heritage
assets (listed buildings in Burgess Park), this is considered to be outweighed by
the benefits arising from the proposal including an increase in jobs at the site,
high quality new commercial floorspace, and new housing including affordable
housing.

There would not be significant harm to neighbouring amenity. It should be noted
that there would be no harm to the amenity of existing neighbours and the impact
on residents within emerging schemes would be typical of that found within new
developments of this nature. Furthermore the relationship that will exist between
the new developments if built out as currently proposed will be reflective of that
created by the other schemes coming forward in this street.

The development would satisfactorily address transport and sustainability
policies.

The impact on the ecology of Burgess Park Site of Importance for Nature
Conservation (SINC) has been fully considered. Officers are satisfied that the
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proposal would not give rise to unacceptable impacts by way of noise,
disturbance, overshadowing or light pollution. There would be no noticeable harm
to protected species subject to conditions to secure the detailed design of
balconies and appropriate lighting. Furthermore the proposed ecological
mitigation in terms of planting will enhance opportunities for biodiversity on site.

Subject to the appropriate mitigation secured by the recommended conditions
and s106 obligations set out below, the proposal is now considered to be
acceptable for the reasons discussed in this report.

BACKGROUND INFORMATION

Site location and description

The site is on the north side of Parkhouse Street close to the junction with
Southampton Way. The 0.13ha site forms part of the Burgess Business Park and
is currently occupied by a large vacant warehouse formerly in use for light
industrial and office purposes. The most recent use of the existing building is
assumed to be B1(c). The Council acquired the building in April 2015, and the
building has not been in use for employment purposes since this date. The
remainder of the site is given over to hardstanding. There is an existing electrical
substation on site which must be re-provided as part of the new development.

Image: Site location plan
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Image: Existing site aerial photograph

The site is bounded by Burgess Park to the north, Parkhouse Street to the South
and industrial sites to the east and west. Parkhouse Street is a designated
Preferred Industrial Location (PIL). There are a number of employment and
industrial uses within the immediate area with development largely comprising
two storey industrial warehouses. Beyond the business park the surroundings are
predominantly residential comprising a mix of historic density terraced dwellings
and more modern medium rise flatted developments. The nearest residential
properties are located 26m to the west of the site at 1-13 Parkhouse Street.

Burgess Park is one of the borough’s largest and most significant parks. It is
designated MOL and the area of woodland immediately adjacent to the site is a
protected Site of Importance for Nature Conservation (SINC).

The site is covered by the following planning designations:-

Urban Density Zone

Flood Zone 3 (with the benefit of flood defences along the River Thames)
Parkhouse Street PIL

Air Quality Management Area

East Camberwell CPZ

PTAL 2/4

There are a number of listed buildings/structures to the north of the site
(Grade 11 Listed Lime Kiln in Burgess Park/Grade Il Listed Former St
Georges Church and Grade Il Listed Groundwork Trust Offices)

e The site is not within a Conservation Area.

e The site lies within the NSP22 ‘Burgess Business Park’ site allocation.

There are a number of sites within the Burgess Business Park site allocation
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coming forward for redevelopment (full details are set out in the history section
below).

Details of proposal

As stated above, the application proposes a commercial led mixed use
redevelopment of the site comprising two blocks. The development would deliver
a total of 990 sgm of commercial floorspace and 33 residential dwellings of which
16 would be affordable (social rent).

Block A would be the commercial one and located towards the front of the site
onto Parkhouse Street. This 5 storey block would accommodate commercial units
on all levels. Due to the commercial floor to ceiling heights the building would be
the equivalent of 6 storeys in height (23.3m to parapet/24.7m top of plant). This
block would be constructed of white brick with red/brown metal fenestration.

The taller mixed use block (Block B) would be located to the rear, northern edge
of the site. The block has been designed as a part 7/part 10 storey block stepping
up in height towards the eastern side of the site to reduce the impact on the
communal landscaped route running along the western boundary of the site. The
tallest element would measure 38.9m being the plant enclosure but the building
would be seen at a lower parapet level of 36.9m. The seven storey part would be
constructed of white brick and the taller, 10 storey element in red/buff bricks both
with red/brown metal fenestration, balustrading for the balconies and cladding
details.

The main vehicular and pedestrian access runs along the western edge of the
site, as a generous shared space. The access leads to a central landscaped
courtyard which features a number of new trees to soften the environment. The
route also provides pedestrian access to the rear of the site, where shared
communal amenity and play space is proposed.

The proposals are designed on the basis of delivering a car-free development
except for the provision of one wheelchair car parking space, limiting the number
of vehicles that will enter and exit the central courtyard space.

A total of 75 cycle parking spaces would be provided in dedicated stores for both
the residential and commercial uses.



Image — Proposed ground floor layout
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Image: CGI view of proposed Schee

Amendments to the application
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The scheme has evolved since submission in response to comments from
members of the public and those of planning officers.

In order to address issues raised revised and additional plans and documents
were submitted in March 2020 and then again in March 2021. The most recent
post submission amendments were submitted in respect of the following matters:

e All of the light industrial floorspace to be B1c (now Use Class E)

e Design amendments to commercial floorspace (ground floor layouts and
floor to ceiling heights to accommodate Blc use)

e Marginal increase in height of both blocks (circa 3m) to accommodate
required floor to ceiling heights for the B1c space

e Changes to the footprint of both blocks making Block A slightly smaller and
moving Block B (and its balconies) so it would be 5m from Burgess Park

e Reduction in commercial floorspace (99 sgm reduction) as a result of
reducing the footprint of the blocks

e 20 percent commercial floorspace to be provided as affordable workspace
(to mitigate the overall reduction in commercial floospace)

e Minor design amendments to elevations (balconies, brick treatment,
substation)

e Removal of loading bay on Parkhouse Street

e Improvements to the landscaping scheme and amenity spaces

e Revisions to the cycle parking strategy in terms of storage space design,
style, and layout

Comments from members of the public and local groups

Letters were sent to local residents when the application was first received in
April 2019, at this time the application was advertised in the local press and site
notices were erected. Following the submission of revised/additional information
in March 2020 members of the public were notified as they were after the
submission of the final set of amendments in March 2021, each time inviting
comments.

A total of 80 representations have been received including objections from
Friends of Burgess Park, Wells Way Residents Association, Camberwell Society
and The Green Party. In total there were five letters of support, two neutral and
73 objections. The comments have been summarised in the table below.

Harm to ecology in the adjacent Robust ecology assessments have
park/SINC been submitted to demonstrate the
impact of the development on the
adjacent SINC. In addition in response
to concerns raised by FOBP a
cumulative assessment of the impacts
of this and neighbouring schemes was
commissioned by officers. Significant
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harm would not arise by way of
overshadowing, light pollution, noise or
disturbance subiject to the
recommended conditions to control the
development in detail. Notwithstanding
this, appropriate mitigation has been
secured to mitigate any adverse impact
on the SINC. Furthermore, the
redevelopment would deliver
opportunities for significant
enhancements to ecology/biodiversity
onsite through the detailed landscaping
strategy which will include appropriate
plant species and ecology features.

A 5m set back from the park is not
sufficient for a 10 storey building

The 5m set back is acceptable and was
the result of extensive discussions with
Design, Ecology and Parks Officers.
Relevant technical reports have been
submitted to demonstrate the impact of
the development in terms of ecology,
trees and daylight/sunlight.

The setback together with appropriate
landscaping on the boundary, sensitive
lighting to the building, appropriate
architectural treatment to the building
and balconies will result in a
development which would not have a
significant adverse impact on the
adjacent park or SINC.

Impact on Grade Il St George Church
which is a designated heritage asset.

A full assessment of the impact of the
development on heritage assets
including the church has been
undertaken. For the reasons set out in
the report the harm would be less than
substantial and would be outweighed
by the public benefits of the scheme.

The height and scale of development
being too great and its impact on the
park.

The height has increased

This proposal and others on Parkhouse
Street, if approved would change the
views from the park. These views are
not protected and it is common to see
buildings in views from parks in
London.

For the reasons set out in this report
the height, scale and mass of the
development is appropriate for this
location.
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The site lies within a location identified
for regeneration and intensified use to
deliver much needed housing and
employment floorspace. As such there
is a plan led approach to higher density
development being delivered. This
proposal reflects the plan led approach
set out in the London and Southwark
development plans.

The site is not designated for tall
buildings and the design is not
exemplary.

Whilst not identified as a tall building
site in current development plan
policies, the emerging NSP site
allocation does suggest that tall
buildings may be appropriate. The
tallest block on this site would be 38m
high, in the emerging context the
buildings on this site will be reflective of
the buildings in the wider Burgess
Business Park. For the reasons set out
in this report the height/scale of
buildings are considered to be
appropriate.

In terms of design the proposal would
deliver high quality buildings set in a
hard and soft landscaped environment
which is appropriate to the mixed use
of the site. The residential units would
meet and in some cases exceed
residential standards and would offer a
very good standard of amenity. Overall
the development is considered to meet
exemplary standards.

Any development on this site should be
at the southern edge adjacent to
Parkhouse Street. The land on the site
adjacent to the park should be used for
open/play space.

The development has been designed
with two blocks located centrally within
the site boundary with areas of hard
and soft landscape on all sides.
Revisions to the design were sought to
improve the relationship with the park.
Block B has been set back 5m from the
boundary with the park. The open
space between the block and the
boundary will accommodate communal
gardens and the 0-4 playspace.

The increased density in this area will

put more pressure on use of the park.

For the reasons set out in this report
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There is no onsite provision for 5+
playspace which will put pressure on
existing facilities.

Lots of the facilities within Burgess
Park at not free, they need to be paid
for which is not accurately reflected in
the document submitted with this
application.

the proposed density is appropriate for
this location. The recently adopted
London Plan and the emerging NSP
policies focus more upon successful
design to optimise developments rather
than setting numerical targets.

The development will deliver high
quality dwellings and commercial units
as well as onsite play space for 0-4
year olds.

Given the location of the site it is
appropriate to rely on off-site playspace
provision for 5+ year olds.
Development plan policies allow for this
subject to appropriate financial
contributions towards off-site facilities.
The applicant has agreed to a financial
contribution in accordance with
adopted policies.

It is open for anybody to participate in
paid facilities within the park, this is not
limited to existing local residents.

Impact on carbon emissions

As set out in the sustainability section
of this report the development has
been designed to minimise the use of
energy, water and materials. An energy
strategy has been developed in
accordance with the Mayor’s energy
hierarchy. The proposal would achieve
zero carbon targets through a
combination of onsite carbon
reductions and an offset payment for
the shortfall. The technical reports
submitted to address sustainability
have been reviewed and found to be
robust.

The development fall below the
required Urban Greening Factor (UGF)

There is no standard for mixed used
developments. Nevertheless this
development maximises its UGF meets
the residential target of 0.4

Transport impacts including car
parking and impact on local bus
capacity.

All new development is required to limit
on-site car parking and maximise

sustainable modes of transport. When
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assessing appropriate car parking
levels and the impact on existing
infrastructure it is necessary to have
regard to future planned transport
networks as well as existing. There are
planned improvements to transport
infrastructure in this area.

A car free development (save for one
disabled space) is deemed to be
appropriate for this location in
accordance with adopted policies.
Future occupiers will not be able to
obtain parking permits so will not put
any additional pressure on the road
network.

It is however recognised that it will be
necessary for the development to
address the additional demand that will
be created by virtue of travel plans
incentives, and financial contributions
towards improvements to buses and
cycle facilities.

There are concerns about whether
there are appropriate amenities for
future residents (schools/doctors/shops
etc...)

The provision of additional
infrastructure and community facilities
is key to the plan led approach of
delivering growth in the borough. The
council recognise the need for a
significant number of new homes but
also employment opportunities and
infrastructure and community facilities
to support additional housing. This is
reflected in development plan policies
and infrastructure plans for the
borough.

New developments are subject to the
payment of Community Infrastructure
Levy which is used to fund additional
infrastructure in the borough in addition
to any site specific obligations to
mitigate the impact of the development.

This development will be subject to the

Community Infrastructure Levy as well
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as a range of financial obligations as
set out in the relevant sections of this
report.

Impact of construction- potential
damage to building/roads and
environmental effects.

There is no evidence to suggest that
neighbouring buildings would be
damaged during the construction
phase of this development.

The development will be subject to
detailed construction management
plans that will identify transport and
environmental effects arising from the
construction phase. The plans will set
out measures to manage the process
and to minimise harm. Such reports will
also identify any necessary mitigation.

No requirement for commercial
floorspace.

The Council’s evidence base suggests
that there is a continued need for
additional commercial floorspace in the
Borough. The commercial units on this
site have been designed to
accommodate light industrial uses
rather than offices in line with the site
allocation and development plan policy
requirements.

The commercial spaces have been
designed to deliver high quality flexible
spaces which will be attractive to a
range of small and medium sized
businesses. Conditions are
recommended regarding suitable fit-out
for the commercial spaces as this can
often be a barrier to securing
occupation. Furthermore 20% of the
commercial floorpace will be secured
as affordable workspace offering a
significant discount to those meeting
eligibility criteria.

The council needs to provide more
employment opportunities for residents,
existing industrial sites should be
protected.

Whilst this application would result a
slight reduction in commercial
floorspace this site has been vacant for
a considerable period of time and as
such the redevelopment will provide
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the opportunity for additional jobs
compared to the current situation and
more jobs than the last known use.

Subject to the measures set out in this
report (commercial fit out/affordable
workspace provision/removal of PD
rights to change the use of the
commercial units) officers consider that
this development would enhance long
term employment opportunities for the
borough.

The revised proposal results in a loss
of commercial floorspace

This is mitigated by way of more
affordable workspace as well as a
contribution towards loss of
employment floorspace

This development needs to be
considered in context with all the other
developments in Parkhouse Street

Whilst individual applications are
assessed on their merits and
determined as standalone
developments full regard has been
given to the planned redevelopment of
Burgess Business Park in its entirety.
The site lies within an allocated site for
mixed use redevelopment (NSP22) and
as such a plan led approach has been
taken to whole scale redevelopment in
this area. Furthermore in assessing the
acceptability of this application there
has been an analysis of the potential
cumulative impacts in terms of design,
transport, ecology and other technical
matters.

Impact on amenity from overlooking

Having regard to the orientation of the
buildings and the distance that will be
retained between the application site
and existing residential dwellings to the
west it is not considered that an
unacceptable level of harm would
arise.

The development will rely on
mechanical ventilation and cooling

The development has been designed
to maximise natural ventilation and
cooling through passive design as
much as possible. There is a need to
balance natural ventilation, daylight,
noise and air quality considerations. It
is proposed to include some
mechanical ventilation and cooling but
this is considered to be acceptable for
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the reasons discussed below.

There will be inadequate light to
properties in neighbouring schemes

Assessments have been submitted to
demonstrate the impact according to
BRE guidance. The impact is
considered to be acceptable for the
reasons set out in the report below

Lack of affordable housing

This development will provide a policy
compliant level of affordable housing
(52% compared to the policy
requirement of 50%)

There are concerns over the
transparency of this application being
made by the council

The Council as landowner must
apply for planning permission in the
same way as any other Developer
and is the way development by local
authorities are made across the
country.

Lack of viability information

This application proposes a policy
compliant level of affordable housing
with no grant subsidy.

The London Plan allows for policy
compliant schemes to follow a fast
track route whereby a full financial
viability assessment is not required.

A financial viability summary has been
provided to demonstrate that the
scheme is deliverable.

In accordance with policies a clause
will be secured in the legal agreement
requiring a full viability review if the
development is not built out within 2
years of planning permission being
granted.

The amendments do not overcome
previous objections and the harm that
will be created by this development is
not outweighed by the benefits.

The principle of the development has
been supported by officers since the
original application was submitted in
accordance with the planed
regeneration of this area as set out in
the NSP.

Improvements/amendments were
sought following the initial round of
consultation in order to address design
issues, to improve the relationship with

the park and to address technical
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matters such as highways and
sustainability. The revised proposals
are considered to address previous
concerns. The public benefits that will
be delivered as a result of the proposal
are considered to outweigh any limited
harm that may arise in terms of impact
on the adjacent park, nearby heritage
assets or ecology of the SINC

Comments of support acknowledged the benefits of providing much needed
housing and commercial units but did express concerns over the height.

Planning history of the site, and adjoining or nearby sites.

There is no relevant history relating to the industrial use of the site.

An application was submitted in 2017 (17/AP/1723) for a mixed use
redevelopment of the site proposing a similar quantum of development to the
current application, within two blocks. This application was withdrawn for
revisions to the massing and to address other matters.

Adjoining sites

There are live applications the Council is currently considering for the following
proposals also on Parkhouse Street.

25-33 Parkhouse Street — 20/AP/0858

The redevelopment of the site to provide a mixed-use development comprising
buildings up to 11 storeys in height and accommodating new homes (Use Class
C3) and commercial floorspace (Use Class B1c), car parking, cycle parking and
associated landscaping.

Status — Pending Consideration

35-39 Parkhouse Street - 19/AP/2011

Demolition of existing buildings and construction of a mixed use building ranging
from six to 10 storeys in height (35.15m AOD) comprising 100 residential units
(Use Class C3) and 1,323 sgm (GIA) of Class B1/B2/B8 floorspace) with
associated car parking, landscaping and other associated works.

Status - Pending Consideration

Also of relevance is the history relating to the largest site within the Burgess
Business Park Site Allocation (Burgess Industrial Park). This site covers a large
area on the southern side of Parkhouse Street as well as 15-19 Parkhouse Street
which adjoins this site to the east.

Burgess Business Park - 17/AP/4797
Demolition of the existing buildings and redevelopment of the site to provide 499
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residential units, up to 3,725sgm (GIA) of Class B1 commercial floorspace, up to
128 sgm (GIA) of Class D2 leisure floorspace and up to 551sgm of Class A1-A3
floorspace within 13 blocks of between 2-12 storeys, with car and cycle parking
and associated hard and soft landscaping.

Application refused on 31.01.2019. Refusal reasons related to excessive density,
poor standards of amenity for future occupiers and loss of employment
floorspace.

Appeal Dismissed by Secretary of State on 29.04.2020. Reasons related to
density and quality of accommodation to be provided, design (site layout/massing
and public realm) and impact on amenity for neighbours. It is important to note
that the Inspector did not object to the reduction in commercial floorspace to be
provided on the site and felt that this could be addressed across the site
allocation as a whole by way of each application making appropriate re-provision.

A recent application has been submitted for this site. Application 21/AP/1342 for
Demolition of the existing buildings and redevelopment of the site to provide 386
residential units (Class C3), up to 4,410sgm of flexible commercial floorspace
(Class E) and 112sgm of community floorspace (Class F) within 12 blocks of
between 2-12 storeys (max AOD height 48.25m), with car and cycle parking and
associated hard and soft landscaping and public realm improvements.
Application valid from 19.05.2021

Status — pending consideration

KEY ISSUES FOR CONSIDERATION

Summary of main issues

The main issues to be considered in respect of this application are:

e Principle of the proposed development in terms of land use;

e Affordable workspace

e Environmental impact assessment

e Housing mix, density and residential quality

e Affordable housing

e Amenity space and children’s play space

e Design, including layout, building heights, landscaping and ecology;

e Heritage considerations

e Archaeology

¢ Impact of proposed development on amenity of adjoining occupiers and
surrounding area, including privacy, daylight and sunlight

e Transport and highways, including servicing, car parking and cycle parking

e Environmental matters, including construction management, flooding and
air quality

e Energy and sustainability, including carbon emission reduction

e Ecology and biodiversity

e Planning obligations (S.106 undertaking or agreement)

e Community impact, equalities assessment and human rights
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These matters are discussed in detail in the ‘Assessment’ section of this report.

Legal context

Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires
planning applications to be determined in accordance with the development plan,
unless material considerations indicate otherwise. In this instance the
development plan comprises the London Plan 2021, the Core Strategy 2011, and
the Saved Southwark Plan 2007. Section 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990 requires decision-makers determining planning
applications for development within Conservation Areas to pay special attention
to the desirability of preserving or enhancing the character or appearance of that
area. Section 66 of the Act also requires the Authority to pay special regard to the
desirability of preserving listed buildings and their setting or any features of
special architectural or historic interest which they possess.

There are also specific statutory duties in respect of the Public Sector Equalities
Duty which are highlighted in the relevant sections below and in the overall
assessment at the end of the report.

Planning policy

The statutory development plans for the Borough comprise the London Plan
2021, Southwark Core Strategy 2011, and saved policies from The Southwark
Plan (2007 - July). The National Planning Policy Framework (2019) and
emerging policies constitute material considerations but are not part of the
statutory development plan. A list of policies which are relevant to this
application is provided at Appendix 1. Any policies which are particularly relevant
to the consideration of this application are highlighted in the report.

The site lies within the NSP22 ‘Burgess Business Park’ site allocation. The
allocation encompasses a number of different industrial sites, many of which are
coming forward for redevelopment. NSP22 requires redevelopment proposals to
provide at least the amount of employment floorspace (B class) currently on the
site or provide at least 50% of the development as employment floorspace
whichever is greater. Development should provide industrial uses and where
appropriate ground floor retail for active frontage. In addition to this the policy
requires the provision of new homes, enhanced permeability and public realm.

Other relevant guidance

The Council recently commissioned a Local Development Study (LDS). The
purpose of this Parkhouse Street LDS, is to promote a design strategy for
development for the Parkhouse Street area in order to co-ordinate developer
activities and encourage a cohesive proposal across landownerships. Currently,
there are 5 landowners known to be drawing up proposals for sites located
within the Parkhouse Street Composite Site, and timescales are broadly in
parallel so this is a unique opportunity to address wider and shared objectives
and thereby affect a co-ordinated approach to development in the area.
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The LDS sets out a strategic response to the Planning policy guidance that
exists and is to be used as the basis for a discussion between the landowners. It
should be noted that the LDS in itself has no statutory Planning status; it is,
however, an agreed reference point for a cohesive design approach. Relevant to
this particular application is the principle of a mixed use redevelopment,
maintaining an appropriate buffer to Burgess Park and a consistent shoulder
height along the Parkhouse Street frontage, the mix of uses, and public realm
improvements to Parkhouse Street.

ASSESSMENT

Principle of the proposed development in terms of land use including
departure from policies to protect Preferred Industrial Location (PIL)

Commercial uses

Promoting the economy and creating employment opportunities is key priority for
the planning system. This site is designated as a Preferred Industrial Location
(PIL) under Saved Policy 1.2 of the Southwark Plan. This designation and saved
policy forms part of the current development plan and is therefore applicable to
the assessment of this application. Policy 1.2 states that planning permission will
only be granted for developments falling within the B Use Class, and sui generis
use class industries which are inappropriate in residential areas. As such a mixed
use redevelopment of this site is contrary to Policy 1.2. However, the recently
adopted London Plan is also part of the current development plan and as a more
up-to-date policy document the London Plan should be given significant weight.
Furthermore emerging policies are also a material consideration. As discussed
below the approach to managing industrial land and development opportunities
for designated industrial sites has changed significantly since adoption of the
Saved Southwark Polices. For the reasons set out below officers consider a
mixed use redevelopment to be appropriate and acceptable in principle, contrary
to Saved Policy 1.2 but in accordance with London Plan and emerging NSP
Policies.

London Plan Policy GG5 requires local planning authorities to plan for sufficient
employment and industrial spaces to support economic growth. London Plan
Policy E2 deals specifically with the provision of B Use Class space. When
dealing with the redevelopment of existing employment sites the policy seeks to
ensure that an equivalent amount of B Use Class business space is re-provided
in the proposal which is appropriate in terms of type, use and size, incorporating
existing businesses where possible, and includes affordable workspace where
appropriate. London Plan Policy E4 sets out the approach for managing various
types of industrial land/premises to ensure sufficient capacity and identifies 3
main categories (strategic, local and non-designated). Policy E6 requires LPAs to
designate Locally Significant Industrial Site (LSIS) and seeks to protect industrial
uses. Within the current Southwark development plan this site would be classified
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as a protected site under Policy E6 due to its PIL designation. However, this site
has not been designated as a LSIS in the NSP but is subject to a site allocation
for mixed use redevelopment. Policy E7 facilitates the mixed use redevelopment
of industrial sites if designated within a local plan.

Policy E7 of the London Plan seeks to intensify industrial use whilst facilitating co-
existing uses such as residential, the policy requires mixed use redevelopment
proposals to demonstrate that industrial uses will not be compromised by
introducing residential uses, that industrial uses are made available for
occupation before any residential uses on site and that the design is appropriate
to ensure the continued commercial use whilst protecting residential amenity. The
detailed design of the buildings and open spaces within mixed use sites is critical
to the success of different uses co-existing.

Strategic Policy 10 of the core strategy identifies Parkhouse Street as an
industrial site which should be afforded protection and as mentioned above the
site is protected as a PIL under saved Policy 1.2. However, emerging policies in
the NSP propose that PILs will transition to mixed use neighbourhoods. This shift
in policy direction seeks to ensure that mixed use developments come forward to
ensure effective delivery of much need employment opportunities and housing.
The site lies within Camberwell Area Vision (AV.05) which identifies the need for
new housing and employment to be delivered within Camberwell with Parkhouse
Street suggested as a place for developing small flexible employment spaces.

This site forms part of the Burgess Business Park Site Allocation NSP22 which
clearly identifies the site as appropriate for mixed use redevelopment. Whilst
recognising the benefits of mixed use developments, the allocation does require
total re-provision of existing employment floorspace (or at least 50% of
employment floorspace whichever is greater) to be delivered as part of any
redevelopment. The site designation seeks to regenerate a poorly performing
industrial site by intensifying its use whilst at the same time facilitating suitable
co-existing uses such as residential. This accords with London Plan Policy E7.

As part of the evidence base to support the above policies the Council has
published the Old Kent Road Workspace Demand Study (May 2019). This report
prepared by Avison Young and Architecture 00 considers the future workspace
demand on Old Kent Road. It primarily focuses on the Old Kent Road area, but
divides this into sub-areas, one of which is Parkhouse Street. In relation to
Parkhouse Street, the Study explains that higher and medium density
employment uses are envisaged within area alongside residential uses as part of
mixed-use development. It suggests that space should have an appropriate yard
area, benefit from an employment plinth, and include an affordable element to
complement the area’s connectivity and presence close to other creative and light
industrial uses within Camberwell and along both Walworth Road and Old Kent
Road.

As part of the design development the applicants sought specialist input from
Southwark Studios to ascertain the most appropriate potential uses for the site.
As a result of this, the site is regarded as particularly suitable to provide ‘grow-on
space’ for existing local SME businesses in the area. Southwark Studios have
commented on the suitability of the space for the local area and the site, taking
into account the user demands of potential occupiers and designing these into
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the employment space.

As originally submitted this application proposed complete re-provision on site of
1089 sgm of employment floorspace. However, as a result of the proximity of the
site to the adjacent protected SINC it was agreed that a ‘no build’ buffer to the
park edge of minimum 5m would be provided. To allow for this it has been
necessary to re-design the scheme so that Block B can be pulled away from the
shared boundary with the park.

In addition to the park setback, in order to ensure that the new commercial
floorspace can be occupied as B1c commercial space, it has been necessary to
re-design the buildings with greater floor to ceiling heights. This has resulted in a
minor increase in height of each of the blocks (circa 3m). An important urban
design principle for the sites coming forward within Parkhouse Street is the desire
to maintain a consistent street frontage and shoulder height for the buildings (6
storeys). For urban design reasons it is not considered appropriate to increase
the height of either of the blocks significantly by adding additional floors. To do so
on Block A would have adverse implications for the townscape along Parkhouse
Street and to do so for Block B would have adverse implications for the adjacent
Park.

These two important constraints together with the need to provide on-site play
facilities, disabled parking provision and high quality landscaping has led to the
need for the scheme to be re-designed by way of a reduction in footprint of one of
the blocks. The consequence of this is a reduction in the amount of commercial
floorspace that can be accommodated within the development.

The proposal would deliver 990 sgm of employment floorspace which is a
reduction of 100 sgm (10%). The proposed employment floorspace would
comprise spaces for local small and medium enterprises (SMEs), with up to 52
full-time jobs being created. The development has been designed to offer high
quality light industrial space with a shared landscaped area, employment uses on
the ground floor of both blocks and a generous affordable element thus
responding to the identified requirements in the employment study for this area
and advice offered by Southwark Studios.

When weighing up the benefits of the proposal it is important to consider not just
the amount of floor area being provided but the potential employment vyield.
Guidance on this matter is set out within the “HCA Employment Density Guide
2015” which states: “when evaluating actual densities, only the occupied
floorspace should be used in the evaluation. Appraisers should include a note on
the amount of unoccupied space in the building at the time of calculation so that
the basis of the calculations are clear. This mitigates the risk of the vacant area
distorting the employment density figure.” On the basis of the guidance set out
above, the existing employment yield should be considered to provide zero Full-
Time Equivalent (FTE) employee places as the entire property has been vacant
for employment purposes for some time. Notwithstanding, an estimate of the
maximum employment yield of the existing building has been provided for
comparison. The table below sets out existing and potential employment yield.

Calculation of Estimated Maximum Employment Yield of Existing Building
GIAof Total  |Assumed NIA |Estimated Maximum Estimated
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Existing (Based on NIA | Theoretical Full-Time Equivalent
Employment being 95% of |Employment Density |Jobs
Floorspace GIA)
1089 sgm 1034.55sgm |47sqm per Full Time |22 FTE

Equivalent
Calculation of Predicted Employment Yield of Proposed Building
GIA of Total Proposed NIA |Estimated Estimated Employment
Proposed Employment Density [Density Range (based
Employment on the range of ‘maker
Floorspace spaces’)
990 sgm 773sgm 15-40sgm per FTE [19-52 FTE

GIA- Gross Internal Area and NIA- Net Internal Area

At the present time the site is vacant and has been for a number of years.
Notwithstanding this, the employment density calculations suggest that the
redevelopment of the site has the potential to significantly increase the
employment yield above and beyond the previous known use. Whilst at its lowest
level the employment yield would be lower than the previous use, the proposed
space has been configured to be conducive to medium-high densities. The
greater level of affordability for the space on-site is likely to appeal to smaller
businesses, thereby potentially allowing for greater density to be achieved on-site
and as a result, greater employment yield.

London Plan Policy E11 requires development proposals to support employment,
skills development, apprenticeships, and other education and training
opportunities in both the construction and end-use phases. This requirement is
also covered by NSP Policy P27 and the threshold and methodology is set out in
the Council’'s SPD: Planning Obligations. This development does not reach the
threshold for employment in the construction or end phase obligations.
Nevertheless as a council-owned build, apprenticeship opportunities would be
explored. These will be managed directly by the Regeneration Team working with
the Local Economy Team.

The proposed development would not re-provide the full amount of existing
Employment floorspace which would be contrary to London and Southwark
Policies. However, the redevelopment of the site would intensify industrial use on
the site beyond current levels given that the site has been vacant for some time.
The development responds well to the constraints of the site in terms of urban
design, the quality of the commercial and residential floorspace proposed and
impact on neighbours and townscape. Public benefits arising from the
redevelopment (additional job opportunities/modern commercial units and
affordable housing) outweigh the minor reduction in commercial floorspace re-
provision.

Notwithstanding the positive benefits that will arise from redevelopment of this
site as discussed above it is considered necessary to secure additional mitigation
to offset the reduction in commercial floorspace. To this end the applicant has
agreed to a higher provision of affordable workspace which will be discussed in
more detail below as well as a financial payment to offset the loss of the
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floorspace in accordance with the Planning Obligations SPD.

The proposal would introduce residential uses within a PIL which would be a
departure from London Plan Policy E2 and Saved policy 1.2 of the Southwark
Plan and Core Strategy Policy 10. However, emerging policies are seeking a
change in direction in respect of how industrial sites can be managed and
developed. NSP22 specifically identifies that residential uses should be
introduced across the wider PIL. As such a mixed use redevelopment is
considered to be appropriate in accordance with emerging policy and London
Plan policy E7.

In determining whether the principle of the proposed development would be
acceptable in land use terms, the committee will need to consider whether the
wider regeneration benefits of the scheme would outweigh any harm caused, and
whether those benefits (discussed above) would justify a departure from the
adopted planning policy.

It is the view of officers that the regeneration benefits (job creation/new fit for
purpose commercial floorspace/affordable workspace/additional
housing/affordable housing/enhanced townscape) outweigh the negative impact
of a slight reduction in commercial floorspace and therefore planning permission
should be granted.

Affordable workspace

London Plan Policy E2 requires the provision of a range of low-cost B1 business
space to be supported to meet the needs of micro, small and medium sized
enterprises and to support firms wishing to start up and expand. The policy states
“‘development proposals for new B1 business floor space greater than 2,500sgm,
or a locally determined lower threshold in a local development plan document,
should consider the scope to provide a proportion of flexible workspace suitable
for micro, small and medium sized enterprises”.

Policy E3 of the London Plan deals specifically with affordable workspace. The
policy states “In defined circumstances, planning obligations may be used to
secure affordable workspace at rents maintained below the market rate for that
space for a specific social, cultural or economic development purposes”. The
policy identifies the circumstances in which it would be appropriate to secure
affordable space.

Emerging Policy P30 of the New Southwark Plan deals with affordable
workspace. Criterion 2 of the policy requires Major ‘B Use Class’ development
proposals to deliver at least 10% of the floorspace as affordable workspace on
site at a discounted market rent for a period of at least 30 years. The policy
recognises that there are many different forms that such space could take
depending on the site location, characteristics and existing/proposed uses on
site. Only where on-site provision would be impracticable are developers
permitted to make a payment in lieu of the on-site provision.

This development would deliver 20% affordable workspace. The uplift has been
negotiated as a way of mitigating the impact of small reduction in employment
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floorspace on site. As part of the evidence base submitted with this application
the applicant commissioned a commercial marketing appraisal. This report
suggests that in recent years, the demand for commercial premises in the locality
of Parkhouse Street has moved on and derives largely from creative occupiers.
Camberwell has become a creative hub with the ever growing demand for good
quality accommodation. There are a small number of industrial units on the
market in the area presently, albeit only available on short leases. The report also
suggests an appropriate rent value for the commercial units of £20 - £22.50 per
sqft. The affordable workspace would be offered at 25% discount on market
value inclusive of service charge. The report has been reviewed by the Local
Economy Team and the suggested rent levels were considered to be reasonable
and appropriate for this area. The provision of 20% affordable workspace is a
significant benefit of the scheme and the terms would be secured within the legal
agreement.

In order to ensure the space is attractive to potential occupiers, the following
matters would need to be addressed/controlled as part of the s106 agreement:

e Fitting out of the affordable workspace to a minimum specification and for
the common facilities (such as the bike store, showers and lifts) to remain
accessible to staff throughout the lifetime of the affordable workspace
unit.

e A dedicated ‘affordable workspace’ schedule to be included in any s106
agreement. This will ensure, among other things, that:

o the workspace is provided for a 30-year period at a minimum of
25% discount on the market rent;

o discounted rent should be inclusive of service charge;

o arent-free period is offered to incentivise uptake.

o no more than 50% of the market rate floorspace can be occupied
until the affordable workspace has been fitted-out ready for
occupation;

o a Management Plan is in place to secure the appointment of a
Workspace Provider and a methodology for that Provider to
support the occupiers and appropriate marketing of the affordable
workspace will be conducted.

Environmental impact assessment

The applicant did submit a screening request to determine whether an
Environmental Impact Assessment (EIA) is required in respect of the proposed
development due to the size and scale of the proposed scheme.

The Town and Country Planning (Environmental Impact Assessment)
Regulations 2017 set out the circumstances under which development needs to
be under pinned by an Environmental Impact Assessment (EIA). Schedule 1 of
the Regulations set out a range of development, predominantly involving
industrial operations, for which an EIA is mandatory. Schedule 2 lists a range of
development for which an EIA might be required on the basis that it could give
rise to significant environmental impacts. Schedule 3 sets out that the
significance of any impact should include consideration of the characteristics of
the development, the environmental sensitivity of the location and the nature of
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the development.

The range of developments covered by Schedule 2 includes ‘Urban development
projects’ where the area of the development exceeds 1 hectare which is not
dwelling house development or the site area exceeds 5 hectares. The application
site is 0.13 hectares and the area development to be provided would not exceed
1 hectare therefore the proposal does not exceed this threshold.

Consideration however should still be given to the scale, location or nature of
development, cumulative impacts and whether these or anything else are likely to
give rise to significant environmental impacts.

The proposed application is the redevelopment of an existing brownfield site. The
redevelopment would deliver a similar quantum of commercial floorspace in
addition to 33 dwellings. The nature and scale of land uses proposed would not
give rise to significant environmental effects taking account of the existing uses
on site and surrounding context.

The new buildings would be significantly taller than the existing warehouses.
However, the scale is appropriate to its urban setting. Environmental effects can
be adequately assessed and mitigated through the submission of detailed plans
and technical reports (daylight/sunlight assessments) that can sit outside the
scope of an Environmental Statement.

It is noted that there are a number of development sites coming forward within
Burgess Business Park and therefore cumulative effects must be properly
assessed and mitigated. It is noted that the largest development site within the
area (Peachtree Services Ltd) was subject to an ES. Development coming
forward on that particular site would be of a much larger scale with more
significant environmental effects. As such a full ES would be required. Taking
account of the likely nature and scale of the developments being considered, on
the other much smaller sites, adequate assessment of the effects and necessary
mitigation can be secured through the submission and coordination of relevant
technical reports that sit outside the scope of a full Environmental Statement (air
qguality management/transport assessment/construction and environmental
management plans/noise impact assessments).

In conclusion the proposed redevelopment of this site is unlikely to give rise to

any significant environmental impacts. Therefore an EIA is not required in this
instance.

Housing mix, density and residential quality

Delivery of housing

The NPPF makes it clear that delivering a significant number of new homes is a
key priority for the planning system. London Plan Policies GG4 and H1 reinforce
the importance of delivering new homes setting a 10 year target of 23,550 new
dwellings for Southwark. Southwark policies reiterate the importance of delivering
significant numbers of new dwellings. The Core Strategy sets a target of
providing 24,450 net new homes between 2011 and 2026 and the NSP has
identified capacity to meet the London Plan target of 23,550 by 2028. The NSP
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recognises the importance of the Council as landowner in delivering new homes
and sets a target of building 11,000 new council homes by 2043. The
redevelopment of this site would make a valuable contribution to the council
homes delivery programme.

The aforementioned policies require high quality homes to be delivered across all
tenures with a target of minimum 35% affordable dwellings (subject to viability).
For public sector schemes the threshold is set at 50% affordable (discussed
further below).

Housing Mix

London Plan Policy H10 requires a range of unit sizes to be delivered to meet the
demonstrable housing needs of the Borough. Core Strategy Policy 7 requires a
mix of at least 60% 2+beds, at least 20% 3+ beds and a maximum of 5% as
studios. Emerging NSP Policy P2 increases the requirement of 3+ bed units to
25% to address the need for more family sized dwellings.

The table below sets out the proposed housing mix for this scheme

Dwelling Size | Affordable Market (HR) [Total (HR) % of total by
(HR) unit number

1blp 0 2 (2) 2(2) 6

1b2p 4 (8) 3(6) 7 (14) 24

2b3p 4 (12) 9 (27) 13 (39) 9

2b4p 4 (16) 1(4) 5 (20) 45

3b5p 4 (20) 2 (10) 6 (30) 18

The proposed mix would provide 72% of units as 2+ beds thus meeting adopted
policy requirements. The provision of 3+ beds would fall below the adopted and
emerging policy requirement at 18% and the provision of studios would be
marginally higher than the policy target of 5%. However, on balance given the
generous size of the studio units (44sgm compared to the policy requirement of
39sgm), the fact that all units are dual aspect, the constraints of the site which
prevent a greater quantum of development being provided, the need to maximise
commercial floorspace re-provision together with the fact that the overall level of
affordable housing to be provided would be a significant benefit to the borough;
and the majority of the larger family units would be within the affordable tenure
the mix is considered to be acceptable.

Density

The 2021 London Plan and New Southwark Plan no longer seek to define
appropriate density by way of numerical calculations linked to PTAL but give
more emphasis on a design led approach that seeks to optimise development
capacity. Proposals must meet the design led criteria set out in London Plan
Policy GG2. London Plan Policy D2 states that density should consider, and be
linked to the provision of future planned levels of infrastructure rather than
existing levels and should be proportionate the sites connectivity and accessibility
to jobs and services. This includes but is not limited to the PTAL Rating. London
Plan Policy D3 sets out a list of criteria against which to sense check
developments to ensure appropriate density when optimising a sites potential.
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Southwark policies require all new residential developments to meet exemplary
standards as set out in the Residential Standards SPD (2015).

Notwithstanding the above change in policy direction, at the present time Core
Strategy Policy 5 is still part of the development plan for the Borough. This policy
expects residential developments in the urban density zone to fall within the
range of 200-700 habitable rooms per hectare. The Southwark Plan sets out the
methodology for calculating the density of mixed use schemes, and requires
areas of non-residential space to be divided by 27.5 to create an equivalent
number of habitable rooms per hectare

This development would deliver 105 habitable rooms in the residential element
and the commercial element would equate to 36 habitable rooms (990/27.5). On
this basis the density of the scheme would be D = (36 commercial equivalent) +
105/0.13 (807 residential density) = total density 843hr/ha, sitting above the
range set out in the Core Strategy.

Although the site is located in an area with a PTAL of 2, it is close to a PTAL 4
area (west end of Parkhouse Street) which indicates a good level of accessibility.
There are good cycle networks within the vicinity and as noted by Southwark’s
Transport Policy Officers the accessibility of the site would improve significantly
with the Bakerloo Line extension. Therefore it would be appropriate to consider
the future infrastructure levels rather than existing when considering an
appropriate density of development for the site.

The development is well designed and would offer a high standard of amenity for
future occupiers. Minimum internal space standards have been exceeded in the
majority of units; there are good levels of daylight and sunlight; homes are
provided with good outlook and amenity space; and all dwellings are dual aspect.
Overall the design and density is considered to be appropriate for optimising
development.

Residential Quality

London Plan Policy D6 requires housing to be of high quality design in terms of
size, layout, orientation and access to natural light and ventilation. The policy sets
minimum internal and external space standards. Saved Policy 4.2 of the
Southwark Plan, Strategic Policy 7 of the Core Strategy (2011) and Policy P14 of
the NSP highlight the importance of ensuring that new residential development is
of a high quality and would offer a good standard of amenity. These standards
are based on the nationally described minimum space standards. The Council's
Residential Design Standards SPD establishes minimum room and overall flat
sizes dependant on occupancy levels, and units should be dual aspect to allow
for good levels of light, outlook and cross-ventilation. It should be noted that
London Plan standards require a larger minimum size for single bedrooms than
the Southwark standards (7.5m compared to 7m).

All of the units within this development would meet the individual rooms and unit
sizes specified within the Council’s SPD and in a majority of cases rooms would
exceed minimum standards. The flats would benefit from dual aspect spacious
layouts with a good levels of outlook and privacy. The quality of the development
is considered to be ‘exemplary’ when assessed against the criteria set out in the
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SPD.

A daylight sunlight report has been submitted to demonstrate the quality of the
proposed units in this respect. All proposed habitable rooms have been assessed
for Average Daylight Factor (ADF) which takes into account the Vertical Sky
Component (VSC), and the No-Sky Line (NSL) in the cumulative scenario, i.e.
including all emerging neighbouring schemes which are subject to a valid
planning application, and so presenting the worst-case scenario for daylight.

The results of the study show that 92% of the assessed rooms would receive
daylight levels in line with the BRE recommendations. There are six
Living/Kitchen/Dining (L/K/D) areas that won’t meet standards but the results
show that this is due to the presence of balconies serving those rooms. Without
the balconies the rooms would meet the standards. An additional study has been
conducted for the six living room/kitchen/dining spaces, where these have been
assessed separately as kitchens and living rooms. The results of this study show
that all living rooms achieve daylight levels greater than 2% (ADF) and it is the
kitchens that receive the lower levels of light within the open plan layouts. It
should be noted that GLA guidance suggests that for combined L/K/D spaces it is
appropriate to use an ADF of 1.5%. If applying the GLA target there are only four
L/K/D spaces that fall below the 1.5% target. Within those particular units, even if
the kitchens do not meet the minimum criteria, the main living spaces would be
well lit and, therefore, the overall result can be considered acceptable.

On balance the benefits of having generous balconies is considered to outweigh
the impact on daylight for the L/K/D areas particularly when it is the kitchen area
that would be most affected. In addition there would be two separate kitchens
that do not meet the ADF standards.

The report shows that 97% of the units would meet the BRE standard of 80%
view of the sky. There are three kitchens that would not pass the test. This is
acceptable.

With respect to sunlight within the proposed development the assessment
concludes that on balance the scheme will provide future occupants with
acceptable levels of sunlight, in line with the expectations of an urban location.
The results show all of the rooms suitable for testing meet or exceed the
recommended sunlight levels throughout the year, and all would be well sunlit
during the winter months.

Overall, it is considered that the development would offer a good standard of
amenity in terms of daylight and sunlight.

The noise assessment submitted demonstrates that the building has been
designed to afford a good level of amenity for future occupiers and that residents
would not experience unacceptable levels of noise from the proposed commercial
uses on this site or adjacent sites. The assessment considers use of the internal
rooms as well as balconies. The assessment has been reviewed by the
Environmental Protection Team and is considered to be acceptable subject to
recommended sound proofing conditions.

London Plan Policy D7 and NSP Policy P7 require 10% wheelchair dwellings to
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be provided. The proposal would deliver 90% of the units to M4 (2) standard and
10% to M4(3). It is proposed to provide 2 wheelchair dwellings within the
affordable tenure and 1 within private which would comply with the
aforementioned policies. This will be secured within the legal agreement.

Affordable housing and development viability

National, regional and local planning policies place a high priority on the delivery
of affordable housing as part of the plan led approach to addressing the housing
crisis. Southwark’s Strategic Housing Market Assessment (SHMA) identifies a
need for 2,077 social rented and intermediate homes per annum which is
approximately 71% of Southwark’s total housing need. The SHMA suggests that
approximately 78% of the total affordable housing need is for intermediate
housing to meet the housing needs of lower and middle income residents.
However, the most acute need is for social rented housing to meet the needs of
homeless households living in unsuitable temporary accommodation such as bed
and breakfasts or overcrowded conditions.

Southwark’s Core Strategy requires a minimum of 35% affordable housing to be
provided (subject to viability) and this is replicated in the emerging NSP. London
Plan Policy H4 requires public sector land to deliver 50% affordable housing
onsite, the policy also triggers 50% provision on sites which result in a reduction
in industrial floorspace. The policy sets out parameters for fast track routes which
will not require a viability assessment and stipulates that fast track applications
will be subject to a review mechanisms if development is not commenced within 2
years. The fast track approach is also reflected in NSP policies.

As this is a public sector scheme London Plan policies require a minimum of 50%
affordable housing to be provided (by habitable room). Within the 50% overall
affordable provision, the London Plan Policy H6 requires a tenure split of 30%
low-cost rent and 30% intermediate. The remaining 40% is to be determined by
the borough. The policy allows for the provision of a higher percentage of social
rented dwellings provided the threshold for affordable dwellings overall is
reached.

Current adopted Southwark Policies require a 70/30 split of the 50% overall
affordable provision referred to above, for social rent (70%) and intermediate
(30%) as set out in the Affordable Housing SPD. New Southwark Plan Policy P1
deals with affordable housing provision requiring a minimum of 35% provision
with a 25% social rent and /10% intermediate. For public sector schemes the
policy states that Southwark will follow the London Plan tenure split. This would
therefore require a minimum of 30% social rented and 30% intermediate with
some scope to negotiate on the remaining 40% but would also allow for 100%
social rented provision provided 50% affordable housing is provided overall.
There is an acute need for social rented dwellings in the borough and therefore
on Council owned sites it would be appropriate to maximise the provision of
social rented dwellings.

The table below sets out the proposed affordable provision for this scheme.
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Affordable provision (social rented)

Dwelling Size  |Number of units (Hab rooms) |Wheelchair units
1blp 0

1b2p 4 (8)

2b3p 4 (12) 2

2b4p 4 (16)

3b5p 4 (20)

This application would deliver 16 x social rented dwellings (48% by dwelling or
52% by habitable room). The mix would comprise 4x 1-bed, 8 x 2-bed and 4 x 3-
bed. The overall provision of 52% affordable housing of which all of the dwellings
would be social rented would make a valuable contribution towards an acute
housing need within the Borough in accordance with the aforementioned policies.
This is a significant positive benefit of the scheme and would be secured in a
legal agreement.

In accordance with London Plan Policy H4 a full viability assessment has not
been necessary. A summary of costs have been provided to demonstrate that the
scheme can be delivered. It is appropriate to include an early stage review
mechanism to be triggered if development does not commence within two years.

Amenity space

All new flatted developments must meet the following minimum standards and
seek to exceed these where possible:

e 50 sgm communal amenity space per development

e 3+ bed units require a minimum of 10sgm private space

e 1 and 2 bed units ideally have 10 sgm of private space — if this is not
possible the shortfall should be addressed in the communal space

Each of the flats would benefit from a private balcony of minimum 10sgm (many
exceed this). Shared communal open space totaling 135 sqm is being provided
on the ground floor (controlled access for residents only) and the communal roof
terrace on level 7 of Block B. In addition 358 sgm of new public realm is being
provided to the south, west, and the centre of the site, connecting to the green
link proposed on the adjacent development site at 25-33 Parkhouse Street and to
Parkhouse Street itself. All of these figures have been calculated without counting
any play space, which is provided separately (100 sgm of 0-4 years play space is
being provided on-site).

The Daylight Assessment submitted assessed the sunlight availability in the
proposed communal garden and play space area along the northern boundary of
the site. The BRE suggests that for amenity spaces to experience a good level of
sunlight, at least 50% of the space should receive 2 hours of sunlight on the 215t
March. The report concluded that 65% of the communal amenity and play space
to the north of the site would receive at least 2 hours of sunlight thus exceeding
the BRE sunlight tests.

The amount of space to be provided would be significantly exceed policy
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requirements and the details submitted demonstrate that the space would be
landscaped to a high standard providing a good level of amenity for future
occupiers. A s106 clause is recommended to ensure that all of the amenity space
is accessible to both tenures.

Children’s play space

London Plan Policy S4 requires new residential developments to incorporate
good-quality, accessible play provision for all ages. At least 10 square metres of
playspace should be provided per child. Using the play space calculator
contained within the Mayor’s Play and Informal Recreation SPG the proposed
development would require the following amount of childrens’ playspace:

e 100 sgm for under 5s (actual provision 88sgm but guidance requires a
minimum of 100 sgm to be meaningful)

e 67 sgm for 5-11 year olds

e 45 sgm for 12+ year olds

e Total =212 sgm

The proposal would provide 100sgm of playspace for the 0-4 age group located
in the landscaped area to the north of the Block B. A clause would be inserted
into the legal agreement to ensure that residents of all units would have access to
the childrens’ playspace. Due to the size of the development it would be difficult
to provide meaningful play for older children without compromising the quality of
communal amenity space. Given the close proximity to Burgess Park which has a
range of excellent facilities for older children it would be more appropriate to
secure a payment towards maintenance and improvement of facilities within
Burgess Park in this instance.

There would be a shortfall of 112 sgm of playspace on the site therefore a
contribution of £16,912 would be required towards the 5-11 and 12+ provision
which has been calculated in accordance with the Council’s Adopted Planning
Obligations and CIL SPD (112 x £151).

Design

The NPPF stresses that good design is a key aspect of sustainable development
and is indivisible from good planning (paragraph 124). Chapter 3 of the London
Plan seeks to ensure that new developments optimise site capacity whilst
delivering the highest standard of design in the interest of good place making.
New developments must enhance the existing context and character of the area,
providing high quality public realm that is inclusive for all with high quality
architecture and landscaping. This is echoed by Core Strategy Strategic Policy
12 which states ‘that all development in the borough will be expected to achieve
the highest possible standards of design for buildings and public spaces to help
create attractive and distinctive places which are safe, easy to get around and a
pleasure to be in". The policy requires new development to conserve or enhance
the significance of Southwark’s heritage assets. Saved Policy 3.13 of the
Southwark Plan asserts that the principles of good urban design must be taken
into account in all developments which includes height, scale and massing of
buildings, consideration of the local context, its character and townscape as well
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as the local views and resultant streetscape.

Saved Policy 3.11 states that all developments should ensure that they maximise
the efficient use of land, whilst ensuring that, among other things, the proposal
ensures a satisfactory standard of accommodation and amenity for future
occupiers of the site. It also goes on to state that the LPA will not grant
permission for development that is considered to be an unjustified
underdevelopment or over-development of a site. Policy 3.12 asserts that
developments should achieve a high quality of both architectural and urban
design, enhancing the quality of the built environment in order to create attractive,
high amenity environments people will choose to live in, work in and visit.

The importance of good design is further reinforced in the New Southwark Plan.
Policies P12, 13 and 15 require all new buildings to be of appropriate height,
scale and mass, respond to and enhance local distinctiveness and architectural
character; and to conserve and enhance the significance of the local historic
environment. Any new development must take account of and improve existing
patterns of development and movement, permeability and street widths; and
ensure that buildings, public spaces and routes are positioned according to their
function, importance and use. There is a strong emphasis upon improving
opportunities for sustainable modes of travel by enhancing connections, routes
and green infrastructure. Furthermore all new development must be attractive,
safe and fully accessible and inclusive for all.

Site context

The area within which the site sits (known as Burgess Business Park) has a mix
of small industrial units and yards of different eras, interspersed with pockets of
terraced houses. To the extent that it has a coherent character it is given by the
strong geometry of the crescent of Parkhouse Street itself and its location
adjacent to leafy southern boundary of Burgess Park. Overall, the area appears
as a slightly neglected enclave which has a conspicuously smaller scale as
compared to much surrounding development, and one that is an obvious
candidate for regeneration.

Burgess Business Park is covered by a specific policy within the new Southwark
Plan (NSP22) which requires re-development at a higher density and
employment space to be re-provided along with new houses. The overall area
should have enhanced east west and north south routes, including into Burgess
Park. The policy see a comprehensive mixed use redevelopment of the Business
Park which ‘could include taller buildings subject to consideration of impacts on
existing character, heritage and townscape’.

The scheme is one of several currently submitted for planning permission in this
area. In order to ensure that they add up to a coherent whole, a Local
Development Study (LDS) has been undertaken. This suggests new buildings to
follow the alignment of a widened and improved Parkhouse Street, and confirms
the location of the link to the Park immediately to east of the site. The scale of the
buildings along Parkhouse Street is suggested as six storeys, but is not given
elsewhere. However, the LDS notes an opportunity ‘for taller landmark
buildings...adjacent to the key pedestrian link into the park and fronting the Park.
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With regard to heritage, the LDS requires new buildings to respect the setting of
the St Georges Church Steeple (just to the east of Burgess Business Park area)
and to remain subservient. With regard to the Park the study suggests a 5m
protection zone’ within each site along the park edge and a secure boundary
structure. A key objective is to ‘build on the historic industrial character of the
site...” In this respect the LDS references a traditional warehouse building at the
southern boundary of the Burgess Business Park area. Whilst the LDS has no
planning status it has been a useful tool for applicants when designing their
proposals.

Site layout and public realm

London Plan Policy D8 requires new developments to create well designed,
accessible, safe, inclusive attractive and well-connected public realm where
appropriate. The policy sets out a range of criteria which new public realm should
address. Site allocation policy NSP22 identifies the need for enhanced public
realm to be delivered within Burgess Business Park. This particular application
site is not large enough to accommodate any form of public square/plaza or
similar type of public realm and due to the location of the Burgess Park SINC it
would not be appropriate to provide access into the park from this site. However,
the development has been designed to enable future connection to the adjacent
site should it be appropriate in the future to provide a green link/connection to the
park as part of the adjacent redevelopment.

The development proposes two blocks to be erected centrally within the site to
allow a combination of communal landscaped space and public realm along all
site boundaries and between the two buildings.

Along Parkhouse Street, a generous 2.4m clear footway will be provided which
will allow for onward connections into the Burgess Business Park site and the
adjacent site at 25-33 Parkhouse Street. Greening on the street is provided
through a large planting bed adjacent to the main entrance of Block A, avoiding
underground services and maximising the potential of the frontage to contribute
to the character of Parkhouse Street

The central courtyard has been designed as a shared surface pedestrian and
vehicular entrance which would be used to access the single disabled parking
space. The central courtyard would act as an area providing amenity value for
the public and a potential link towards a future connection into Burgess Park on
the development site at 25-33 Parkhouse Street (should that be realised in the
future). The central space incorporates a series of planters and ornamental trees,
along with wildlife-attracting plants. The quality of the space has been secured by
restricting vehicular access to the one blue badge space and having designed the
ground floor layouts of the surrounding buildings to increase natural surveillance
and active frontages to create a more pleasant pedestrian experience for those
using the courtyard. Greenery and planting have been maximised across all
pockets and spaces within the site.
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Image: View of the communal aenity and pIaysToace

The scheme is clearly part of the comprehensive mixed use and higher density
development of the area envisaged by Policy NSP22. The setback aligns with
Parkhouse Street to help create a widened street with an improved public realm.
More specifically, Building A will, with other schemes, create a coherent frontage
to Parkhouse Street at a more or less uniform height of six residential storeys.
The high point of the scheme is to be adjacent to the potential new route to the
Park which could act as a gateway to the Park when the comprehensive
redevelopment of Parkhouse Street is realised.
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Height scale and massing and appropriateness of a tall building

London Plan Policy D9 deals with tall buildings. The policy requires tall buildings
to be defined at a local level but suggests that a building must be a minimum of 6
storeys (18m). The policy sets out a list of criteria against which to assess the
impact of a proposed tall building (location/visual/functional/environment
/cumulative).

Policy 3.20 of the Southwark Saved Policies and P.16 of the New Southwark
Plan deal with tall buildings. Policy 3.20 defines a tall building as one which is
30m tall. The policy includes a list of criteria against which to assess the
acceptability of a tall building. Similar criteria are reflected in emerging NSP P.16
albeit with a greater emphasis on exemplary design and the requirement to
provide enhanced public realm

In terms of the appropriateness of the location for a tall building. Policy D9 states
that Boroughs should determine if there are locations where tall buildings may be
an appropriate form of development. The site and the area (Burgess Business
Park) is not specifically identified in the Current Local plan or Core Strategy.
However it is covered by the new Southwark Plan which is close to adoption and
which can therefore be afforded some weight. As outlined above, this suggest
that tall buildings could be appropriate within the site allocation.

The aforementioned policies set out a range of impact criteria against which to
assess tall building proposals. Functional and environmental impacts are
considered in relevant sections of this report. The design related impacts are as
follows:

Views, visual impact and relationship with surrounding area including way finding

The development is not tall enough to have an impact on long range strategic
views. However mid/long range views from east to west will be available across
Burgess Park to the proposed buildings along the southern edge of the Park,
including those proposed by this scheme. There is no doubt that this scheme,
along with adjacent schemes, will change these views from one where buildings
are not by and large visible above the Burgess Park tree canopy to one where
the scheme and adjoining proposals will be obvious features rising above the
canopy.

However, Burgess Park is very large and open space. Buildings that are just tall
enough to fall into the definition of tall buildings (as proposed) will not impact
upon the Park’s sense of openness or unduly upon its general character. The
tops of buildings raising above trees can provide an edge or boundary to an open
space or park which is common in London.

This proposal consists of buildings of varying heights (five, seven and ten
storeys), as do adjacent proposals, with most buildings falling below the 30m
(approx. nine or ten storeys) definition of a high building. Due to this varying
scale, the cumulative effect of the buildings along the edge of the Park would not
be overbearing, and would in any case be softened by extensive trees within the
Park, especially along its southern boundary with the scheme. This is well
illustrated by CGls along the main east/west path across the park (Views 1-5



38

49

Design and Access Statement) where the scheme rises into the skyline above
large boundary trees to only a small extent.

In closer views from the south the proposal would be largely enclosed by
adjacent development proposals, if granted planning permission. The whole
would function and would be read, as new neighbourhood which is large enough
to create a new character for the area. The collective character has in part been
shaped by a recent Local Development Study, which although not statutory, has
laid down key urban design rules to ensure a coherent and attractive overall
character, albeit one at a much taller and more intensely developed than the
current very low rise semi industrial area that exists at present. Again, this is not
inappropriate for a comprehensively regenerated area.

In common with other proposals, the frontage Building A is to be set back from
the current building line to create a much more generous pavement and more
generous scale to Parkhouse Street. Along with other schemes this will create a
more attractive and functional public realm as a part of the regeneration of the
area.

Image: View from Burgess Park
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Image: View looking west along Parkhouse Street

Architectural quality and materials
The constituent parts of the scheme (the commercial Block A facing Parkhouse
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Street and the two parts of Block B) have a similar aesthetic of solid brickwork
with large window openings, but with contrasting brick colours which will be
effective in breaking down the apparent mass of the scheme into distinctive parts.
The overall aesthetic is enhanced by the depth and rhythm given to the facades
by deep set window openings and by regular and large columns running from top
to bottom of the facades. The overall effect would be one of considerable depth
and solidity, not unlike the aesthetic of traditional warehouses. This is entirely
appreciated given the area’s industrial past, and given that it would still function
as mixed use area that includes some industry.

Further richness would be given by the introduction of partially inset balconies
with robust metal balustrades, exposed stone banding over windows and at
parapets. Additional interest would be provided by partial infilling of window
openings on the commercial building with patterned metal louvres, and by
rusticated (textured) brickwork at the base of the buildings adjacent to the route
through to the park.

The scheme would be enhanced by a landscaping proposal which would create a
route into a courtyard with high quality paving materials and planters between the
two buildings. This would be much enhanced by the planting proposed to the
existing brick boundary wall between the site and the site to the west. A well
landscaped children’s play area is proposed in the 5m gap between Building B
and the Park. This would also have a brick boundary wall to the park which will
give the area a degree of seclusion and a character akin to that of a walled
garden.

The building would form a boundary for a potential route from Parkhouse Street
to Burgess Park. For reasons of security and privacy this ground floor frontage is
to be relatively blank with areas of patterned brickwork in place of window or
entrances. This treatment is common next to traditional pedestrian routes or
passageways between buildings.

Overall, the architecture of the scheme can be judged to be a high standard as
required for a building of this height and scale.

Impact on the setting of St George’s Church and Wells Way Baths

Views across the Park include the heritage assets of the former St George’s
Church (Grade Il listed) and its slim picturesque spire rising into the skyline, and
the chimney of the former Wells Way Baths (also listed). In key views from the
main east/ west path way across the Park, the scheme would be well to the right
of the St Georges Church spire such that it will not impinge unduly upon the
setting of the church. The chimney of the baths is on a different axis such the
scheme’s proximity to the chimney as viewed from the path will change as one
moves along it. In more distant views from the east, the highest part of the
scheme would be just to the left of the chimney, but this distance between the
scheme and the chimney increases as one moves westwards along the path.
Overall the scheme in itself will have little impact on an appreciation of these
landmarks and will be subservient to them.
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View 1 - Burgess Park along the Lake
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View 5 - Burgess Park focing south

Impact in terms of reflective glare and light pollution

These aspects are discussed in detail in relevant sections of this report.



43

54

Particular attention has been paid to the need to minimise light pollution to the
ecological area of the park immediately adjacent to the scheme by virtue of the
set back behind the no-build 5m buffer and the use of solid balustrades and
minimal external lighting on the north elevation.

Cumulative impact

The scheme is one of several at a similar scale which would change the
character and function of the area. Overall coherence has been ensured in terms
of approach to scale and mass as well as an architectural language and materials
pallet that will ensure the buildings complement one another but have enough
variety to be an interesting part of the townscape.

Summary of tall building assessment

The above analysis sets out the acceptability of a tall building on this site when
judged against London Plan Policy D9 as well as Policy 3.20 of the Southwark
Saved Policies and emerging NSP Policy P.16. . | know what you mean but
sounds weird! The site is capable of accommodating the scale of development
proposed, the height is proportionate to the size of the site and significance of the
area. The form and mass of the blocks are appropriate for this site (having regard
to the emerging context) and the blocks have been designed to be read as a high
guality addition to the townscape. As for public realm, the provision would be
commensurate with the height of the building and the size of the site. This is one
of the smaller sites within the overall Burgess Business Park allocation and as
such it would make a proportionately smaller (but still important) contribution to
the regeneration of the area by opening up routes around the blocks, enhancing
this part of Parkhouse Street and securing the possibility of connecting into a
future route into the park

Architectural design and materials

The architectural design and materials pallet have evolved as result of
negotiations with planning officers. The buildings have been designed to reflect
the historic industrial nature of the area but also to relate to the existing and
proposed residential schemes coming forward. Brick is a robust and durable
material that will stand the test of time and can be used to add interesting details
to the building by way of patterned features, soldier coursing and piers. A
combination of red/buff and white brick will help to reduce the mass of the blocks.
The use of white brick on the lower residential block will improve reflectivity of
light on the scheme to the west and the wider area. Brown metal fenestration,
balustrades and cladding will complement the brickwork and bring a synergy to
the development as a whole. A combination of cast glazing and perforated metal
panels have been used to facilitate generous openings in the facades whilst
protecting amenity.

The architectural design and chosen materials pallet would result in a high quality
building making a positive contribution to the townscape and character of the
area. Conditions are recommended requiring the submission of material samples.
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Image: proposed elevations looking west

Heritage considerations

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990
requires local planning authorities to consider the impacts of a development on a
listed building or its setting and to pay special regard to the desirability of
preserving the building or its setting or any features of special architectural or
historic interest which it possesses.
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Chapter 16 of the NPPF contains national policy on the conservation of the
historic environment. It explains that great weight should be given to the
conservation of heritage assets. The more important the asset, the greater the
weight should be (paragraph 193). Any harm to, or loss of significance of a
designated heritage asset should require clear and convincing justification
(paragraph 194). Pursuant to paragraph 195, where a proposed development
would lead to substantial harm or total loss of significance of a designated
heritage asset, permission should be refused unless certain specified criteria are
met. Paragraph 196 explains that where a development would give rise to less
than substantial harm to a designated heritage asset, the harm should be
weighed against the public benefits of the scheme. Paragraph 197 deals with
non-designated heritage assets and explains that the effect of development on
such assets should be taking into account, and a balanced judgment should be
formed having regard to the scale of any harm or loss and the significance of the
asset. Working through the relevant paragraphs of the NPPF will ensure that a
decision-maker has complied with its statutory duty in relation to Conservation
Areas and Listed Buildings.

Development plan policies echo the requirements of the NPPF in respect of
heritage assets and require all development to conserve or enhance the
significance and the settings of all heritage assets and avoid causing harm.

The site does not include any listed buildings and is not in a conservation area.
However, there are a number of listed buildings nearby and the site has a direct
relationship with Burgess Park to the north. The nearest conservation area is the
Addington Square Conservation Area to the west of the site. However, given the
scale of the proposed development it would have no impact on its setting.

The proposed scheme would affect views across the Park and in this respect
would have the potential to impact the setting of designated heritage assets; St
George’s Church (Grade 1l listed) and its slim picturesque spire rising into the
skyline, and the chimney of the former Wells Way Baths. These listed buildings
are significant heritage assets that should be afforded protection. As shown in the
images above, in key views from the main east/ west path way across the Park,
the scheme will be well to the right of the St Georges Church spire such that it will
not impinge unduly upon the setting of the church. The chimney of the Baths is
on a different axis such the scheme’s proximity to the chimney as viewed from
the path will change as one moves along it. In more distant views from the east,
the highest part of the scheme will be just to the left of the chimney, but this
distance between the scheme and the chimney increases as one moves
westwards along the path. Overall the scheme in itself will have little impact on an
appreciation of these landmarks and will be subservient to them.

It is important to note that Paragraph 196 of the NPPF sets out two categories of
assessing harm namely, substantial or less than substantial. Where some harm
albeit very minor harm would arise this must be classed as less than substantial.
It is considered that there is a very minor harm to the setting of the church spire
and chimney in that some of the upper parts of these buildings would be visible
in the skyline between them. However the harm is considered to be less than
substantial and on the lesser side of this. Therefore in accordance with paragraph
196 of the NPPF it is necessary to weigh up the harm against any public benefits
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of the proposal. The redevelopment of the site would bring significant public
benefit to the borough by virtue of delivery a good quantum of high quality
employment floorspace of which 20% would be secured as affordable workspace;
as well as providing 33 new dwellings of which 50% would be affordable. The
delivery of housing and employment units would help to meet the Council’s
aspirations for the area in accordance with the NSP site allocation. Furthermore
the redevelopment would result in high quality buildings that would make a
positive contribution the townscape and would enhance the character and
appearance of the area. Officers consider that the very minor and less than
substantial harm to nearby heritage assets would be outweighed by the public
benefits of the redevelopment.

There are other listed buildings to the south and east of this site. However, the
redevelopment of this site would have no impact upon those heritage assets as
the new buildings would be screened by adjacent developments.

In conclusion, whilst there would be some (very minor) less than substantial harm
to the setting of heritage assets in the park, this is considered to be justified given
the wider benefits of the proposal. Officers therefore consider that the proposal
would comply with the relevant design policies and the NPPF.

Landscaping, trees and urban greening

London Plan Policy G7 and NSP Policy P60 recognise the importance of
retaining and planting new trees wherever possible within new developments,
Policy G5 requires major development proposals to contribute to the greening of
London by including urban greening as a fundamental element of site and
building design, and by incorporating measures such as high-quality landscaping
(including trees), green roofs, green walls and nature-based sustainable
drainage. The policy identifies a scoring system for measuring urban greening on
a particular site (Urban Greening Factor) and suggests a target score of 0.4 for
developments that are predominately residential, and a target score of 0.3 for
predominately commercial development (excluding B2 and B8 uses). There is no
identified score for mixed use developments.

At the present time the site comprises hard landscaping consistent with a former
industrial site. Therefore the opportunity exists for significant improvements to be
made in terms of soft landscaping proposals and contribution towards urban
greening. The landscape design of the scheme has been revised following initial
assessment, and a greater number of trees and planting are now proposed within
Parkhouse Street; the central courtyard; and the play space to the rear of the site.
Overall, there are now 14 trees and considerable areas of soft planting at ground
and roof top levels. The species of the proposed trees have been selected
carefully for to suit the conditions of the site adjacent to Burgess Park and to
ensure their longevity and amenity value.

The possibility of providing street trees in the footway of Parkhouse Street
adjacent to this site was explored. However due to the constraints imposed by
the highways requirements, utilities and services adequate trees pits could not be
provided to ensure that mature trees could be sustained. Therefore in this
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instance a planter has been proposed instead. This will make a positive
contribution to the public realm but will not have the same benefits as substantial
street trees. For this reason it is considered necessary to secure a financial
obligation of £9,000 to cover the planting of 2 trees in the vicinity of the site.

An Urban Greening Factor calculation was undertaken and included within the
Landscape Design section of the Design and Access Statement. This was
subsequently updated and improved and the site would achieve 0.47 rating thus
exceeding both the commercial and residential targets. The UGF document
clearly demonstrates that the site would comfortably achieve a net biodiversity
gain and provide high quality green spaces at every opportunity. This would be
achieved through intensive green roofs, trees, flower-rich perennial planting, and
permeable paving.

An arboricultural impact assessment was submitted which looked into the impact
on trees which in the adjacent woodland area of Burgess Park. The results of the
survey identified a total of 22 individual and 4 groups of trees adjacent to the
development within the woodland area. Although none of these are of a high
value there are 4 individual and 1 group which have been identified as being a
Category ‘B’ of moderate quality.

Due to the woodland nature of the location of the trees, none of them are
particularly prominent or of individual outstanding value. However, as a whole
they are of important habitat and conservation value. The value of the trees as a
group has been taken into consideration during the categorisation process.

The assessment process has identified that no trees would require removal to
facilitate the development.

No tree works are required to facilitate the construction of the proposed
development. However, since the original survey, trees have grown and are now
in contact with the existing structure. They would need to be pruned back before
the structure is removed to ensure they do not fail.

The survey reveals that the layout of the proposed buildings would not encroach
upon the root protection area (RPA) of any trees and there is unlikely to be any
future conflict between the trees and the northern building. The works to re-build
the existing boundary wall would encroach on the RPA of a group of dog woods
and wild cherry. However, there is the chance the roots do not encroach into this
area due to the existing wall and hard standing. It is considered necessary and
appropriate recommend a condition requiring a method statement to be
submitted for detailed construction of the boundary wall.

The Council’'s Urban Forrester has reviewed the landscaping proposals and
Arboricultural Impact Assessment and is satisfied with the proposal subject to
recommended conditions to protect trees during construction, to control the
landscaping proposals in detail and a contribution towards street trees. An
informative is recommended alerting the applicant to the fact that any works to
trees within the boundary of the park will require a separate consent from the
Parks Team.

Ecology and biodiversity
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The protection and enhancement of opportunities for biodiversity is a material
planning consideration. Development plan policies (Saved Policy 3.28 and NSP
Policy P59) require applicants to demonstrate that new development proposals
would not result in any harm to protected species or wildlife habitats. London
Plan Policy G6 requires development proposals to manage impacts on
biodiversity and aim to secure net biodiversity gain. This should be informed by
the best available ecological information and addressed from the start of the
development process. The policy seeks to protect SINC but acknowledges that
where harm is unavoidable it should be mitigated.

A number of reports have been submitted with the application to address the
impact of the proposal upon ecology. The conclusion is that the buildings on site
do not have bat roost potential, there were no suitable roosting features identified
and no evidence of bats was found within the buildings. The site was not
considered to support other protected species, including reptiles, badgers and
hedgehogs. The buildings may support nesting bird species. The developer is
duty bound to make checks for nesting birds before demolition if it is in the
breeding season March — August.

Given the lack of wildlife habitat on site at present the redevelopment offers an
opportunity to significantly enhance biodiversity. The proposed landscape
strategy has been developed to enhance ecology and biodiversity through the
specific range of planting and inclusion of ecological features such as living roofs,
bird and bat boxes/bricks, insect towers. These should be secured via conditions.

Given the location of the site adjacent to the Burgess Park which is protected
MOL and the woodland area which is a designated SINC, the impact of any
redevelopment on the ecology of the park must be assessed. In terms of the
location of the buildings the assessment submitted by the applicant looks at the
impact of the proposal on the woodland area. A bat survey revealed bats using
the woodland were two species identified- Common and Soprano Pipistrelles.
These bat species are the most common within the UK and are often associated
with urban habitats and parkland. These species are known to be less sensitive
to light levels and show more tolerance to urban habitats.

The reports conclude that the proposed building would be set back far enough
from the shared boundary to prevent any harm to the roots or canopy of trees
within the park and the development would not affect the tree growth. In terms of
overshadowing, there is no technical basis for measuring impact upon ecology.
However, the assessments suggest that any overshadowing would be transient,
the greatest impact would be in the winter months and is unlikely to be
detrimental to the SINC.

The other important issue to consider is the effect of light pollution. The
development would result in an increase in residual light from the site It is
necessary to ensure that the redevelopment of this site is designed to reduce the
impact on the SINC as much as possible and to mitigate any adverse impacts
that may arise. Light pollution is particularly important given the recorded
presence of bats, albeit those more tolerant to light. The ecology reports identify
the need for sensitive lighting to the north elevation of the building.
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A lighting assessment has been submitted which looks at the impact on
ecological receptors as well as future and existing residents. A survey of existing
light levels was undertaken after 23:00 to ensure accurate baseline conditions.
The lighting specifications and fittings used within the assessment have been
chosen to protect potential ecological receptors to the north of the site by keeping
lighting lux levels below 1 Lux. The balconies have been lit to an average
luminance of 5 lux (using downlights). It should also be noted that the lighting
model does not account for the additional mitigation offered by existing/proposed
vegetation and it is therefore very much a worst-case scenario assessment.
Proposed vegetation and landscaping across the site, is therefore likely to further
reduce the residual light spill.

In terms of impact upon ecology, the lighting assessment concludes there would
be no significant adverse impacts predicted as a result of lighting from the
proposed development at any of the nearby sensitive ecological receptors
representative of foraging and commuting routes providing the above mentioned
lux level are used. Furthermore the proposed lighting scheme meets the Institute
of Lighting Professionals (ILP) sky glow limitations and is therefore not
considered to result in detrimental impacts on the dark sky landscape

To minimise the impact on the SINC, the buildings have been designed to be 5m
from the shared boundary (including balcony overhang). This set back together
with the solid design of the balconies and the sensitive construction and
operational lighting proposal is sufficient to ensure that unacceptable impacts by
way of light pollution, noise or disturbance to wildlife within the SINC would not
occur.

The landscape strategy has been designed to respect the adjacent SINC, the
boundary wall has been designed as a green wall to further enhance biodiversity
on the application site. Furthermore the applicant has agreed to a financial
contribution towards planting and maintenance on the park side of the wall to
help mitigate the impact of the development.

It is proposed to incorporate wildflower planting on the terraces to enhance
biodiversity opportunities as well as installing bird and bat boxes and insect
towers. This can be controlled by conditions.

The ecological and light surveys submitted by the applicant have been analysed
by the Council’s Ecologist who has no objection to the proposal.

Cumulative impact

In addition to the reports submitted by the applicant the council commissioned an
independent ecology report (prepared by an external ecologist) to assess the
cumulative impact of all of the planned redevelopments along the boundary of the
SINC. This report looked at as a result of construction impacts, overshadowing,
increased recreational pressure and light spill.

In terms of overshadowing the report concludes that the area of woodland which
is predicted to receive increased shadowing in the winter months as a
consequence of cumulative development is broadly the area that supports the
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lowest understorey diversity. Whilst some disturbance upon the woodland is
therefore possible, it is not considered likely that this would significantly impact
the conservation status of the New Church Road Nature Area or Burgess Park as
a whole, nor would it likely impact the individual receptors, bird, bats or
invertebrates. The greatest overshadowing impact is predicted for the winter
months when trees and most flora are dormant. The woodland understory is not
of sufficient diversity or structure for this additional shadowing to be considered
significant in Ecological Impact Assessment terms, i.e. any change to the
woodland community would not affect its conservation status or ecological
functionality given the site’s urban location, existing level of disturbance and the
presence of common species. Confidence that any impact would not be
significant can therefore be concluded

In terms of potential impacts upon birds or bats the report concludes that without
mitigation there could be temporary impacts arising from construction and
permanent local impact. To address this, mitigation has been suggested by way
of securing a Construction Environmental Management Plan that includes
measures to minimise disturbance arising during construction, controlled
operational lighting, landscaping within the site to include a landscape and habitat
management plan and enhanced opportunities for ecology and biodiversity
through living roofs and appropriate planting. All of these matters have been
agreed with the applicant and will be controlled by way of conditions and s106
obligations.

Furthermore to mitigate an increased recreational pressure the report suggests
that the nature and location of the multiple developments coming forward
provides an opportunity for a small strategic habitat bank to be created in
Burgess Park. This could be delivered through a proportional contribution
towards this cost from developments which share a boundary with the Nature
Area. This has been agreed in principle with the applicant. The detailed costs
associated with this element of mitigation need to be further refined and secured
as part of the s106 agreement. A further verbal update will be provided at the
committee meeting. Improvements in biodiversity delivered through this
mechanism alongside enhanced green infrastructure habitat being provided
within the red line boundaries of each of the Parkhouse Street schemes stands to
in fact present an opportunity for notable improvements in local biodiversity

The report concludes that if all recommended mitigation is secured from all of the
developments there would be a permanent positive impact at a local scale.

Impact of proposed development on amenity of adjoining occupiers and
surrounding area

Strategic Policy 13 of the Core Strategy (High Environmental Standards) seeks to
ensure that development sets high standards for reducing air, land, noise and
light pollution and avoiding amenity and environmental problems that affect how
we enjoy the environment in which we live and work. Saved Policy 3.2 states
planning permission for development will not be granted where it would cause
loss of amenity, including disturbance from noise, to present and future occupiers
in the surrounding area or on the application site. Furthermore, Saved policy 3.11
Efficient use of land of the Southwark Plan 2007 states that all developments
should ensure that they maximise the efficient use of land, whilst ensuring that,
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among other things, they do not unreasonably compromise the development
potential of or legitimate activities on, neighbouring sites. It also states that the
LPA will not grant permission for development that would not allow for
satisfactory standard of accommodation and amenity for future occupiers of the
site.

The importance of protecting neighbouring amenity is further reinforced in NSP
Policy P55 which states “Development should not be permitted when it causes an
unacceptable loss of amenity to present or future occupiers or users”. The
adopted 2015 Technical Update to the Residential Design Standards SPD 2011
expands on policy and sets out guidance for protecting amenity in relation to
privacy, daylight and sunlight.

Outlook and privacy

In order to prevent harmful overlooking, the 2015 Technical Update to the
Residential Design Standards SPD 2011 requires developments to achieve:

e A distance of 12 metres between windows on a highway-fronting elevation
and those opposite at existing buildings, and;

e A distance of 21 metres between windows on a rear elevation and those
opposite at existing buildings.

At the present time the site is adjoined on both sides by industrial uses. However,
both sites are subject to planning applications for mixed use redevelopment and
therefore it is necessary to ensure that an appropriate assessment has been
made in that respect.

Burgess Business Park (15-19 Parkhouse Street)

The adjacent site to the west forms part of the Burgess Business Park site. This
part of the site is currently occupied by a 3 storey pitched roof warehouse
building which runs the full length of the site boundary adjoining 21-23 Parkhouse
Street, the building has a flat roofed element at the front with hardstanding for
parking immediately adjacent. There is a further hard landscaped
forecourt/parking area running to the west of the warehouse behind the
residential terrace (1-13 Parkhouse Street). A planning application is under
consideration for this site to comprising conversion of the existing warehouse
(named Block B within the submission) into commercial uses at the rear and
residential units at the front. In addition a terrace of 4 dwellings will be erected
within the hardstanding area to the west of Block B.

The existing warehouse on this site is constructed hard onto the shared boundary
and as such presents a rather un-neighbourly form of development. That said,
retention and conversion of the existing building does provide the opportunity for
a solid brick boundary treatment on the shared boundary with 21-23 which helps
address privacy between the two sites at ground floor level. Furthermore there
would be limited opportunities for overlooking or loss of privacy between the
commercial uses within Block B (the retained building) and the new Block B on
21-23 given the low rise nature of the existing warehouse (in comparison to the
proposed development on 21-23) and the fact that it only has windows in the top
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floor. Whilst some overlooking may occur between the users of the commercial
space and the adjacent residential occupiers it would be oblique views and would
be limited to when the commercial premises were open. As such it is not
considered that this would compromise the amenity for occupiers of the
residential units at 21-23 and it would not be detrimental to the commercial use of
the warehouse.

The residential units at the front of the adjacent block would be located hard onto
the shared boundary and the floor plans submitted for that scheme show
windows proposed in the side elevation. However, these windows would face
onto the commercial Block A of 21-23 and would be separated by the access
route into the site. Whilst the distance between the two side elevations would only
be 4.5m the commercial block on 21-23 has been designed to minimise the
effects of overlooking and loss of privacy through the addition of metal panels on
the windows to reduce the size of the glazed openings and the residential units
on this site have been designed as dual aspect residential with the living areas
facing onto Parkhouse Street. Overall it is considered that a satisfactory standard
of amenity will be afforded to the future residential occupiers on this site.

A distance of 38m would be retained between the buildings on the application site
and the proposed houses on the site of 15-19. This is sufficient to prevent any
unacceptable harm by way of overlooking or loss of privacy.

Impact on 25-33 Parkhouse Street

This site is subject to a planning application for mixed use redevelopment. The
blocks closest to 21-23 comprise a part 6/part 7 storey block accommodating
commercial uses at ground and first floor and residential from the third floor
upwards and an 11 storey block which would have commercial use on the ground
floor and residential use at first floor and above. The blocks are separated from
the shared boundary by a soft landscaped amenity space/route through the site.
This space measures approximately 9m wide between the blocks towards the
front of the site and increases to 17m wide at its widest section towards the
northern boundary. Where the amenity space widens is also where the buildings
on 21-23 step further away from the boundary (5.6m away). As a result the
residential blocks on each site, at this point would be located over 20m away
from each other. This distance together with the way the buildings have been
designed to angle away from each other is sufficient to ensure that a satisfactory
standard of amenity will be afforded to the residents of both schemes and direct
opportunities for overlooking would be limited.

At its closest point the residential block on 21-23 (Block B) would be located only
1m from the shared boundary and 9m from the elevation of the blocks on 25-33.
Whilst this distance would not meet the residential standards SPD, the buildings
on both sites have been sensitively designed to minimise direct overlooking
between the windows. Through the use of dual aspect layouts, balconies, oriel
windows and the tapered angle of the blocks, combined with the separation
created by a public route/amenity space it is considered that an acceptable
standard of amenity would be afforded for occupiers of both schemes.

Existing Neighbours
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The nearest existing residential dwelling is 13 Parkhouse Street located
approximately 26m to the west of the site boundary. Given the distance and
intervening structures between the site and 13 Parkhouse Street, occupants
would not be subject to adverse impacts on their privacy and overlooking.

Daylight and Sunlight Impact

The Building Research Establishment guidance sets out the rationale for testing
the daylight impacts of new development through various tests. The first is the
Vertical Sky Component test (VSC), which is the most readily adopted. This test
considers the potential for daylight by calculating the angle of vertical sky at the
centre of each of the windows serving the buildings which look towards the site.
The target figure for VSC recommended by the BRE is 27% which is considered
to be a good level of daylight and the level recommended for habitable rooms
with windows on principal elevations. The VSC, however, is a general measure of
potential for daylight in a space that does not take into consideration the function
of the space being assessed and should be carried out at early design when
rooms’ layout is not yet determined and the optimum position of windows is being
assessed.

The most effective way to assess quality and quantity of daylight within a living
area is by calculating the Average Daylight Factor (ADF), this is the most
appropriate methods for new dwellings. The ADF, which measures the overall
amount of daylight in a space, is the ratio of the average illuminance on the
working plane in a room to the illuminance on an unobstructed horizontal surface
outdoors, expressed as a percentage. The ADF takes into account the VSC
value, i.e. the amount of daylight received on windows, the size and number of
windows, the diffuse visible transmittance of the glazing used, the maintenance
factor and the reflectance of the room surfaces. Therefore, it is considered as a
more detailed and representative measure of the daylight levelswithin a living
area.

The third method is the No Sky Line (NSL) or Daylight Distribution (DD) method
which is a measure to assess the distribution of daylight in a space and the
percentage of area that lays beyond the no-sky line (i.e. the area that receives no
direct skylight). This is important as it indicates how good the distribution

of daylight is in a room. If more than 20% of the working plane lies beyond the
no-sky line poor daylight levels are expected within the space.

The table below summarises the relevant criteria for the assessment of daylight

If VSC is at least 27% then th
(VSC) conventional window design wil
usually give reasonable results
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Average Daylight Factor 2.0% Min value for kitchens
(ADF) 1.5% Min value for living rooms
1.0% Min value for bedrooms
No-sky View 80% There will be a good distribution of

light in the room if at least 80% of the
working plane receives  direct
skylight

In terms of sunlight all windows which face within 90 degrees of due south should
be tested. The BRE guide states that sunlight availability may be adversely
affected if the centre of the window:

e receives less than 25% of annual probable sunlight hours, or less than 5%
of annual probable sunlight hours between 21 September and 21 March
and

e receives less than 0.8 times its former sunlight hours during either period
and

e has a reduction in sunlight received over the whole year greater than 4%
of annual probable sunlight hours

The NPPF sets out guidance with regards to daylight/sunlight impact and states
“‘when considering applications for housing, authorities should take a flexible
approach in applying policies or guidance relating to daylight and sunlight, where
they would otherwise inhibit making efficient use of a site”. The intention of this
guidance is to ensure that a proportionate approach is taken to applying the BRE
guidance in urban areas. London Plan Policy D6 sets out the policy position with
regards to this matter and states “the design of development should provide
sufficient daylight and sunlight to new and surrounding houses that is appropriate
for its context”. Policy D9 (Tall Buildings) states that daylight and sunlight
conditions around the building(s) and neighbourhood must be carefully
considered. Emerging policies within the NSP identify the need to properly
consider the impact of daylight/sunlight without being prescriptive about
standards.

This application was accompanied by two Daylight and Sunlight Assessments
undertaken in accordance with the BRE Guidelines. The HTA Assessment
considers the impact on the proposed residential units and amenity spaces within
the development site. As set out above in the housing quality standards and
amenity space sections of this report, the assessment demonstrates that the
proposed development would receive adequate levels of daylight and sunlight.

The second report prepared by Herringtons considers the impact of the
development upon existing and proposed neighbours on the sites immediately to
the east and west. Both neighbours are subject to planned redevelopments. In
terms of the adjacent proposed schemes the assessment was based on the
plans submitted as part of the current planning applications and uses ADF to
demonstrate the impact on daylight.

Burgess Business Park (15-19 Parkhouse Street)
In terms of the impact of the proposal on the planned redevelopment of the
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Burgess Business Park site located immediately to the west of the site it is
necessary to specifically consider the impact upon Block B. The application
proposes retention of the existing commercial building (to be used for commercial
purposes) together with conversion of the front of the building to accommodate
new residential units. The Herrington report submitted assessed the impact on
the appeal scheme, an appeal which has now been dismissed. In terms of the
appeal scheme the report came to the conclusion that there would be no
unacceptable impacts/loss of daylight and sunlight due to the proposals at 21-23,
and their location/orientation which would not have blocked daylight/sunlight
towards this part of the site. The assessment details that there were 6 rooms in
Block B which came back with ADF values below the target, and from comparing
this to the now-proposed plans - 5 of these were for rooms in units which have
now been removed. The 6th, which was for the unit at the front which has largely
been retained, only marginally failed with it being a living/kitchen/dining space
which achieved 1.92% ADF — 0.08% below the 2% target, which is a very small
shortfall. The Herrington report explained if that if the dominant use of the room is
considered — a living room — then the target of 1.5% ADF applies and therefore
there would be no shortfall. This would accord with GLA guidance of using 1.5%
for combined living spaces.

When considering the impact on the recently submitted application there are now
4 residential units proposed in Block B because the accommodation at ground
and first floor forms two duplex-style homes with the living and kitchen spaces at
GF and the bedrooms at FF, and then there are two 1-bed units on the second
floor. These have similar window locations to the previous scheme, and still have
their primary outlook over Parkhouse Street to the south.

The Herrington report has assessed a worst case scenario on the adjacent
scheme to the west by testing the refused/appeal scheme, which was larger and
had more residential units, and came to the conclusion that the impacts were
acceptable and in line with the BRE guidance. Consequently it can be concluded
that there would not be an unacceptable impact on the current proposed scheme.

Impact on 25-33 Parkhouse Street

In terms of the impact on the site to the east (25-33 Parkhouse Street) the
assessment looks at the ADF to be achieved within the relevant rooms (habitable
rooms that face the application site). The assessment looked at rooms on the first
and second floors as a worst case scenarios (the upper floor rooms with the
same layout would have the same or better impact). When looking at combined
L/K/D spaces the ADF target for living rooms (1.5%) has been used. This reflects
the London Plan Guidance. The report identifies that 8 of the 20 rooms assessed
at the lower levels of the building would fall marginally below the ADF target.
However, daylight distribution in 2 of the 8 rooms already falls below the target as
a result of the design of the building in which they are located. The remaining 6 of
those 8 rooms would meet ADF targets if they hadn’t been designed with
generous (deep) balconies. The presence of balconies means that once a
development is constructed on the adjacent site the rooms would fall marginally
below the ADF targets. This will be a similar situation with the units on the upper
floors. The benefits of providing private balconies usually outweighs the adverse
impact on daylight (where reductions are minor) and it would be unreasonable for
the presence of balconies to preclude development on adjacent sites.
Consequently it is not considered that the development of 21-23 Parkhouse
Street would have a significant impact upon the planned scheme at 25-33
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Parkhouse Street in terms of daylight. Furthermore there would be a negligible
impact upon sunlight.

The existing residential terrace at 1-13 Parkhouse Street will not be affected by
way of sunlight/daylight impact from the proposed scheme.

Overall the assessment demonstrates that there will be some impact upon
daylight for the planned adjacent schemes. However, having regard to the
regeneration aspirations for this area, the dense urban environment that will be
created when redevelopment of the sites is realised and the level of detrimental
impact likely to arise, it is not considered to be so significant as to warrant refusal
of this application. Furthermore a balance must be struck between the public
benefits of the scheme and the harm that may arise to surrounding occupiers.
This development would deliver high quality commercial and residential units
including a generous amount of affordable housing, the new buildings would
make a positive contribution the streetscene and character of the area as well as
delivering enhanced public realm. On balance, the level of harm likely to arise in
respect of daylight to future adjacent occupiers is not considered to outweigh the
benefits of the proposal.

Overshadowing of amenity spaces

The Daylight Assessment submitted assessed the sunlight availability in the
proposed communal garden and play space area along the northern boundary of
the site. The space would meet BRE targets as set out in the amenity section
above.

A separate assessment has been undertaken in respect of the impact of
overshadowing the adjacent Burgess Park SINC and this has been discussed in
the ecology section of this report.

The proposed redevelopment of the adjacent site to west (Burgess Business
Park) proposes retention of the existing industrial building which runs along the
full extent of the shared boundary. With this in mind it is not considered that
development on this site would have a significant impact on the open spaces to
the west the neighbouring block.

In respect of 25-33 Parkhouse Street there is a ‘green link’ located on the
western boundary of that site. This landscaped area would form part of the
external amenity space for that development and includes an element of
playspace in the north-west corner adjacent to this application site. This area will
be overshadowed by the blocks on 21-23 Parkhouse Street. The documents
submitted with the application for 25-33 include an overshadowing analysis which
takes account of both developments. The report identifies that this area would not
meet BRE targets as only 36.6% of the space would receive 2 hours of sunlight
on 21t March. However, the adjacent scheme also benefits from fully compliant
generously sized rooftop terraces and therefore on balance the impact on this
area of external amenity space is acceptable.

Noise and vibration

London Plan Policy D14 and NSP Policy P65 require developments to manage
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the impacts of noise. The application was accompanied by a Noise Impact
Assessment which included a noise survey to establish existing background
noise levels. The assessment concludes that given the proposed facade
elements with their specific acoustic performance properties, and subject to
passive or fixed mechanical ventilation systems being designed to meet noise
emissions limits in accordance with the Council’s standards, the future residents
of the development would not be adversely impacted by external noise.

In terms of impact of noise arising from the development it is not anticipated that
introducing 33 residential units would give rise to unacceptable noise or
disturbance to neighbouring sites. The noise assessment submitted considers the
impact of plant required for the residential and commercial uses. The report notes
that only residential plant will be operational overnight. The operational noise
levels from the current selection of plant are predicted to be at least 6 dB below
background noise levels during the day, and 7 dB below the background during
the night-time. Therefore, this would not have an adverse impact at nearby
properties.

The council’'s environmental protection team have reviewed the noise
assessment and have not raised an objection in this respect subject to
recommended conditions.

Agent of change principles (ability for commercial and residential uses to
co-exist)

Adopted and emerging policies identify B1c uses as being a suitable use for co-
location with residential use. However, it is important to ensure that such uses
are accommodated within buildings that are fit for purpose in terms of layout and
construction techniques and that proper regard has been given to technical
matters such as soundproofing and ventilation. London Plan Policy D13 requires
all developments to consider ‘agent of change’ principles to ensure that where
new developments are proposed close to existing noise-generating uses, they
are designed in a more sensitive way to protect the new occupiers, such as
residents and businesses from noise and other impacts. This is an important
consideration for this site given the proximity of proposed residential uses in
relation to existing and proposed employment uses.

In order to respond to Policy D13, separate residential access routes and
entrances have been created. The commercial units have been designed to
ensure that the light industrial activities can take place within their units, removing
risk of conflict with the residential element and allowing both uses to co-exist
effectively.

The amenity space in the centre of the site, between the blocks will be separated
from any servicing activity and requirements associated with the commercial
uses, which will take place on Parkhouse Street using the existing highways
servicing restrictions as agreed with Southwark’s Transport Officers.

Several mitigation measures have been incorporated into the design of the
proposals to ensure minimal impact on the residential uses. This includes the
construction of a concrete structure to absorb all noise and vibration from the
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ground floor use in Block B. A separate steel structure is provided within the
overall concrete frame of the building which ensures that noise and vibration will
not transfer into the concrete frame so as to minimise the impact on residential
occupants on upper levels.

Sufficient mechanical ventilation will be incorporated into the buildings to ensure
that the future users of the site are not exposed to poor air quality.

The submitted noise assessment confirms that existing and future residents are
unlikely to be adversely affected by noise from the proposed uses.

To conclude, it is considered that the development ensures that the technical
considerations such as adequate servicing, ventilation, mitigation of noise and
vibration have been robustly considered to ensure the space designed and
attractive and usable by the intended future occupiers in accordance with Policy
D13.

Transport and highways

Chapter 9 of the NPPF seeks to ensure that transport issues are properly
addressed as part of development proposals. Proposals must assess the impact
upon existing transport networks, promote and maximise opportunities for
sustainable transport modes whilst mitigating any adverse transport related
environmental effects and must make a significant contribution to improving
accessible movement and permeability as a key priority for place making.
Paragraph 109 states “development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety,
or the residual cumulative impacts on the road network would be severe”. This
approach is reflected in Chapter 10 of the London Plan, Southwark Saved
Policies 5.1, 5.2, 5.3 and 5.4, Core Strategy Strategic Policy 2 and the emerging
NSP Policies (P48 — P54).

This application was accompanied by a Transport Assessment as well as a
Framework Travel Plan. The documents have been reviewed by the Council’s
Transport Policy and Highways Teams. Revised and additional highways,
transport and construction related information was submitted to address initial
comments raised in respect of loading and servicing arrangements.

Site context, proposed layout and response to highway network

The site is on the northern side of Parkhouse Street, the footway next to this site
on Parkhouse Street connects westerly with the footways on Southampton Way,
which lead westerly to the bus routes on the nearby Camberwell Road and
easterly to the bus routes on the adjacent Wells Way. An east-west pedestrian
route connecting Camberwell Road to Wells Way through Burgess Park lies at
the immediate northern side of this site. There is a signed north-south cycle route
on Wells Way between New Kent Road and Peckham Road and, there are few
speed humps on Parkhouse Street, which could be converted into raised
pedestrian crossings to perform a dual purpose of slowing vehicles down and at
the same time assisting pedestrians in crossing this road safely.
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The development would include a pedestrian route running adjacent to the
footway on this side of Parkhouse Street connecting to a shared pedestrian-
vehicle space at its western side and leading to hard landscaped courtyard
between the two blocks. This courtyard would accommodate a disabled car
parking bay, provide access to the residential lobby and would also be used as
amenity space; it has been designed to allow pedestrian links into the adjacent
site and then beyond in Burgess Park should that become a realistic possibility
and aspiration of the Council in the future.

It is proposed that refuse and similar size delivery and emergency vehicles would
service this site from Parkhouse Street. Moreover, the courtyard would have
ample vehicle manoeuvring space that would ensure that vehicles accessing and
exiting the car parking bay would do so in a forward gear.

The proposed layout of the site is acceptable from a transport policy perspective.
The proposal would provide a good environment for pedestrians and the limited
vehicle users that would enter the site. It is considered necessary to secure
enhancements to the surrounding highway network for the benefit of future
occupiers. Hence, the applicant will be required to fund the construction of
extended raised table on Parkhouse Street and resurfacing of the road segments
at its both sides, contribute to improved pedestrian/cycle routes in the immediate
environment of this development plus the creation of raised pedestrian crossings
on the immediate stretch of Southampton Way.

Trip generation

This proposed development is in an area with low (PTAL of 2) public transport
accessibility level but is close to a higher PTAL (4), approximately 570 metres
east of the busy bus routes on the A215 Camberwell Road and 2.4km to
Elephant & Castle train/tube station at its northern side. There are also bus
routes within a short walking distance of this site on Wells Way. Concerning the
vehicle movements expected from this development, Highways Officers have
advised that, even taking into account the likely vehicle movements from other
committed developments in this locality, the level of forecasted vehicle
movements from this scheme (8 two-way vehicle movements) would not have
any noticeable adverse impact on the current vehicular traffic on the adjoining
roads. Regardless, the applicant has proposed few travel plan initiatives
encompassing the provision of sustainable transport information and provision of
travel card and car club membership to the initial occupiers of this development.

Servicing and deliveries including refuse storage and collection

London Plan Policy T7 deals with servicing and delivery arrangement during
construction and end use. The policy requires provision of adequate space for
servicing, storage and deliveries to be made off-street, with on-street loading
bays only used where this is not possible. Construction Logistics Plans and
Delivery and Servicing Plans should be submitted (appropriate to the scale of the
development).

There are two dedicated bin stores in Block A to serve each function, providing
separate refuse and recycling facilities for the commercial tenants (mainly from
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Block A), and residents (from Block B).These will be both be accessed by
residents and refuse operatives via a lobby which is accessed directly from
Parkhouse Street. Refuse vehicles will be able to stop on Parkhouse Street within
10m of the entrances and collect the refuse, assisted by a small taper to the
carriageway of Parkhouse Street. The refuse strategy has been accepted by
Highways, Transport Policy and Waste Management Teams.

Car parking

London Plan Policy T6 seeks to encourage car free and car limited development
as much as possible and sets maximum car parking standards for different uses
whilst recognising the need for an appropriate provision if disabled parking and
adequate arrangements for servicing. Major residential development should
provide disabled parking spaces for 10% of dwellings (3% to be provided at the
outset and 7% future proofed), non-residential uses should provide a minimum of
1 disabled space. All car parking spaces must be fitted with electric vehicle
charging points. This approach is reinforced in NSP Policies P53 and P54.

The East Camberwell Controlled Parking Zone provides adequate parking control
in this vicinity weekdays, from 08:30 to 18:30. There is a car club close to this
development on Sam King Walk. The applicant has proposed one disabled car
parking space on the site. Even though this car parking level is minimal, with
future improvements to public transport infrastructure in this area including the
potential Bakerloo line extension and the sought cycling/walking enhancements
plus travel plan initiatives for this development, it is deemed satisfactory. The
applicant’s consultants have also carried out a car parking survey in May 2016
which found that 25(34%) of the 77 available on-street car parking spaces on the
road segments proximate to this development were unoccupied. Whilst this
survey has not been updated given the forecasted 8 two-way vehicle movements,
which would mean 4 car parking spaces for 4 vehicles it is considered that
sufficient car parking capacity would exist. In any event, the prospective residents
of this development will be prevented from obtaining car parking permits under
the CPZ in this locality. Nonetheless, the applicant will be required to provide
active electric vehicle charging point for the proposed car parking bay.

Cycle parking and cycling facilities

London Plan Policy T5 sets minimum cycle parking standards for different uses.
For this development a minimum of 5 spaces would be required for the
commercial element (1 space per 250 sgm for long stay and 1 space per 1000
sgm for short stay) and 43 spaces for the residential including 2 visitor spaces.
NSP Policy P52 would generate the need for 57 resident spaces and 3 long stay
visitor spaces and 8 spaces for the commercial use (1 space per 250sgm for long
and short stay).

The table below sets out the proposed cycle parking provision for the scheme
Residential 57 spaces, comprising:

- 12 spaces provided via 6x internal
Sheffield Stands, including 1x cargo bike
space
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- 44x Josta-style spaces

- 1x disabled cycle space

Commercial 10 spaces comprising :

- 8x Josta-style spaces

- 1x internal Sheffield stand (2 spaces)
Visitor  Cycle  Parking | 8 spaces comprising:

(shared residential and | - 4x external Sheffield stands (8 spaces)
commercial)
TOTAL 75 spaces

The level of cycle parking provision is acceptable. A condition will be attached to
ensure the facilities are provided prior to occupation.

Healthy Streets

London Plan Policy T2 requires development proposals to demonstrate how they
will deliver improvements that support the ten Healthy Streets Indicators in line
with Transport for London guidance. This application is car free save for one
disabled space thus promoting walking, cycling and sue of public transport.
Contributions have been secured sustainable transport modes to accommodate
the demand created by future occupiers of the site. The scheme has been
designed to enhance public realm onto Parkhouse Street and provides high
quality landscaped space internally with places for occupiers to dwell/relax. The
development seeks to significantly enhance biodiversity through maximising
urban greening on the site which will also help to improve air quality. The scheme
has been designed to minimise air and noise pollution as much as possible.

Overall the transport and traffic related implications have been fully considered.
The Council’s Highways and Transport Teams are satisfied with the proposal.

Environmental matters

Construction management

Conditions and s106 obligations are recommended requiring the submission of a
Construction Logistics Plan and Construction and Environmental Management
Plan to enable sufficient control over the traffic and environmental effects of
construction.

Water Resources, Flood Risk and SUDs

London Plan Policy SI5 seeks to limit the use of water within new developments,
Policy SI 12 seeks to ensure that new developments do not increase the risk of
flooding on or offsite and SI13 promotes Sustainable Urban Drainage techniques
(SUDs). Developments must properly assess the risk of flooding and include
appropriate mitigation where required. There is also a requirement to enhance
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urban greening and sustainable surface water drainage techniques. This
requirements are also reflected in the current and emerging Southwark policies.

The application site is located within Flood Zone 2/3 and therefore a Flood Risk
Assessment was submitted detailing how the development has been designed to
address flood risk and SUDs proposals. The assessment has been reviewed by
the council’s drainage team, the GLA and Environment Agency. No objection is
raised subject to a recommended condition regarding SUDs.

Land contamination

A desk top ground investigation assessment report has been submitted by the
applicant (an update was submitted following amendments to the scheme). The
report recommends further intrusive investigations are undertaken. The
assessment has been reviewed by EPT, in line with this a condition has been
recommended requiring further assessments be submitted.

Air quality

A key priority for the London Plan is to tackle poor air quality (Policy GG3 and SI
1). This is reinforced in Southwark’s development plan policies. Core Strategy
Policy 13 requires developments to address poor air quality. NSP P64 seeks to
ensure that developments achieve or exceed air quality neutral standards; and
address the impacts of poor air quality on building occupiers and public realm
users by reducing exposure to and mitigating the effects of poor air quality.

The site is located in an air quality management area and an air quality
assessment has been submitted, which considers the air quality impacts arising
from the construction and operational use of the development. The report
concludes that the effects on air quality during construction and operation are
considered to be negligible subject to appropriate air quality and dust monitoring
taking place and the suggested mitigation being implemented.

The council's environmental protection team has reviewed the submission and
advised that there is no objection to the proposal subject to conditions to control
construction management.

Light pollution

The application was accompanied by a lighting assessment. The assessment
concludes that subject to the recommended lighting strategy the proposed
scheme will not cause any exceedances of either the ILP pre-curfew or post-
curfew obtrusive light limitations at local residential and ecological receptors. As
such the proposed detailed design of the development is not predicted to result in
any significant adverse impacts with respect to local sensitive locations. Provided
the specified lighting design is implemented, the sky glow levels associated with
the development will not have a significant effect on the surrounding dark sky
landscape.
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The lighting impact on ecology has been discussed in detail in the ecology
section of this report. In terms of the impact upon residential amenity the lighting
assessment has been reviewed by the EPT and is found to be acceptable.

Archaeology

Saved Policy 3.19 and NSP Policy P22 advises that new development should
make provision for the protection of archaeological resources. The site is not
located within an archaeological priority zone. However, NSP22 requires an
archaeological assessment to be submitted. An assessment was submitted and
reviewed by the Councils archaeologist. No further archaeological assessment,
fieldwork or conditions are required.

Energy and sustainability

Chapter 9 of the London Plan deals with all aspects of sustainable infrastructure
and identifies the reduction of carbon emissions as a key priority. Policy SI2
requires all developments to be net zero carbon with a minimum onsite reduction
of 35% for both commercial and residential. Residential development should
achieve 10 per cent, and non-residential development should achieve 15 per cent
through energy efficiency measures. Where developments are unable to meet
net zero carbon targets any shortfall between the minimum 35% and zero carbon
must be mitigated by way of a payment towards the carbon offset fund. The
energy strategy for new developments must follow the London Plan Hierarchy (be
lean/ be clean/ be green/be seen) and this must be demonstrated through the
submission of an Energy Strategy with applications and post construction
monitoring for a period of 5 years.

Saved Policy 3.4 and Core Strategy Policy 13 sets out Southwark’s current
adopted approach to ensuring that new developments tackle climate change, the
approach is generally consistent with London Plan Adopted Policies whilst also
requiring new commercial developments to meet BREEAM ‘Excellent’

NSP Policy P68 reflects the approach of the London Plan by seeking to ensure
that non-residential developments achieve a BREEAM rating of ‘Excellent’” and
include measures to reduce the effects of overheating using the cooling
hierarchy. P69 reflects the London Plan approach of ‘lean, green and clean’
principles. P69 requires residential buildings to be zero carbon on site and non-
residential buildings to be zero carbon with an onsite reduction of at least 40%.
Any shortfall can be addressed by way a contribution towards the carbon offset
fund. This policy is not yet adopted but clearly indicates the direction of travel and
strong commitment that Southwark has to tackling climate change with its onsite
targets being more onerous than the London Plan once fully adopted.

At the present time the standard which must be achieved for this development is
zero carbon for both elements with a minimum of 35% carbon reductions on site
and any shortfall being mitigated by way of a contribution. Energy and
Sustainability Assessments based on the current adopted planning policy were
submitted. In response to the GLA Stage 1 comments further energy information
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was submitted to justify the approach taken.

Whole life cycle and carbon capture

A Whole Life Carbon Assessment and separate Whole Life Carbon Assessment
Template have been submitted. The Assessment has been prepared in
accordance with the GLA guidance and explains the strategies which will be
adopted at the end-of-life of the building to ensure circularity, and the Template
document includes a declaration of the end-of-life scenario of the building
elements. The document has been reviewed by the GLA and largely found to be
acceptable although some minor areas of clarification have been requested as
part of the Stage 2 referral. There is a requirement for post construction reviews,
this should be secured in the s106 agreement.

Carbon emission reduction

Overall, the energy assessment asserts that the residential element of the
scheme would achieve a carbon saving of 69% on site, the commercial element
would achieve 54% saving and the combined carbon reduction would be 65%.
On this basis the proposal falls short of the zero carbon requirement but would
meet adopted 35% London Plan and Southwark target for onsite reductions. The
shortfall between 35% and zero carbon will be met by way of a carbon offset
payment which would accord with current adopted policies. To this end a
payment of £96,140 (1012 tonnes shortfall x £95) should be secured by way of
an s106 agreement.

Be Lean (use less energy)

The proposed development will incorporate a range of energy efficiency
measures including levels of insulation exceeding current Building Regulations
requirement, the installation of high performance glazing, external shading
devices, energy efficient lighting and natural ventilation in all habitable spaces.
The implementation of these measures would reduce regulated CO2 emissions
by 10% and 16% for the domestic and non-domestic spaces respectively. This
would meet London Plan targets for energy reduction.

Be Clean (supply energy efficiently)

The possibility of employing a decentralised energy network was investigated.
Currently there is no district heating network available. However, a plan is under
development and a new district heating network might become available in the
coming years. The development has been designed to allow future connection to
a district heating network should one become available. This should be secured
in the s106 agreement. In the meantime an electric central system providing
heating and hot water is proposed for this scheme. This is considered to be
acceptable.

Be Green (Use low or carbon zero energy)
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Photovoltaic panels are proposed. In total approximately 56.04m2 PV panels with
11.55 kWp will be installed on the two proposed buildings. The photovoltaic

array will supply electricity to the residential units with a system peak power of
6.16 kWp and to the commercial areas with a system peak power 5.39 kWp. The
heating and hot water demand of the building will be provided using air-source
heat pumps. ASHPs will contribute 100% of the heating and hot water annual
demand. A single, centralised, Air Source Heat Pump (ASHP) system is
proposed in Block B which will serve both blocks.

Be Seen (Monitor and review)

The London plan asks developers to monitor energy use during the occupation
and to incorporate monitoring equipment to enable occupants to monitor and
reduce their energy use. Displayed energy use within individual units will allow
occupants to understand the way in which they consume energy and how much it
costs. The proposed scheme will explore opportunities to link the proposed
heating and mechanical ventilation systems to a computer based central
monitoring system.

In accordance with London Plan policies it is appropriate to secure post
completion monitoring within the s106 agreement.

Circular economy

London Plan Policy SI7 seeks to promote resource conservation, waste
reduction, increases in material re-use and recycling, and reductions in waste
going for disposal through the requirement of new development to submit a
circular economy statement. Such statements must demonstrate Circular
Economy Statement should be submitted, to demonstrate how all materials
arising from demolition and remediation works will be re-used and/or recycled;
how the proposal’s design and construction will reduce material demands and
enable building materials, components and products to be disassembled and re-
used at the end of their useful life; opportunities for managing as much waste as
possible on site; adequate and easily accessible storage space and collection
systems to support recycling and re-use; specify how much waste the proposal is
expected to generate, and how and where the waste will be managed in
accordance with the waste hierarchy. The statement must also identify how
performance will be monitored and reported.

A Circular Economy Statement has been submitted in line with the GLA’s
requirements. A pre-demolition audit will be commissioned to maximise the
recovery of materials, sustainable procurement plan will be used for new
materials. A Site Waste Management Plan will also be prepared to develop and
implement procedures to sort and reuse and recycle demolition and construction
waste. The plan will also highlight strategies for designing out waste and reducing
waste generated on site. The new blocks will follow the best practice principles
detailed in the plans with the intention of minimising waste first before reuse,
recycling and disposal. For operational waste, appropriate space has been
designed to allow for access and collection of waste which includes recycling.
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The proposed commitments to minimise the quantities of materials and other
resources (energy, land, water) used, and measures for sourcing materials
responsibly and sustainably are considered to be acceptable in principle. The
GLA have requested additional details in respect of construction processes and
operational waste management. Such details have been provided and will be
reviewed by the GLA as part of the Stage 2.

Overheating

London Plan Sl4 requires major development proposals to demonstrate through
an energy strategy how they will reduce the potential for internal overheating and
reliance on air conditioning systems in accordance with the London Plan cooling
hierarchy. All passive measures have been explored as far as practicable
following the cooling hierarchy and simultaneously ensuring that energy, daylight
and overheating matters are balanced. The g-value has been balanced to reduce
solar gains but also to improve the energy efficiency of the building. A lower g-
value would have negative implications on CO2 emissions or would require
smaller windows. The U-value of windows has also been maximised. A lower g-
value would result in failure in meeting the 10% target of the ‘Be Lean’ stage of
the energy hierarchy. Orientation, high performance building fabric and
fenestration, shadings, natural and mechanical ventilation as well as energy
efficient lighting have all been considered and appropriate strategies have finally
been incorporated. This development proposes a Mechanical Ventilation with
Heat Recovery system specified to enhance the Indoor Air Quality whilst
increasing the thermal efficiency of the development. Energy efficient design and
low energy lighting will be used to mitigate the risk of overheating and avoid the
need for cooling as far as practicable.

This application was accompanied by an overheating assessment. The purpose
of the overheating assessment is to determine the comfort levels in the main
habitable rooms (bedrooms, common living rooms and kitchens) during the
summer months when the risk of overheating is present. The risk of overheating
in the non-residential spaces has also been assessed. The analysis results show
that the strategies proposed for both the residential and commercial elements will
ensure compliance with overheating requirements, and adequate indoor
environmental conditions for the occupants will be ensured throughout the year.
As part of this Guidance will be provided to occupants on how to minimise the
risk of overheating in their dwellings. This will especially include guidance on how
to operate windows and shading devices when needed

BREEAM

Strategic policy 13 of the Core Strategy requires the development to achieve
BREEAM ‘excellent. A BREEAM Pre-assessment report has been undertaken
which demonstrates that an “excellent” standard can be achieved which meets
the policy requirement and is therefore acceptable. It is noted that the BREEAM
Assessment seeks to achieve a number of credits through ecological features on
site which is entirely appropriate given the relationship to the adjacent SINC. A
condition to secure BREEAM ‘excellent’ is recommended.
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Digital Connectivity

London Plan Policy SI6 introduces the need for new developments to address
London’s requirements for enhanced digital connectivity. The policy requires
development proposals to ensure that sufficient ducting space for full fibre
connectivity infrastructure is provided to all end users, to meet expected demand
for mobile connectivity generated by the development, to take appropriate
measures to avoid reducing mobile connectivity in surrounding areas; and to
support the effective use of rooftops and the public realm (such as street furniture
and bins) to accommodate well-designed and suitably located mobile digital
infrastructure.

In order to address this policy requirement a condition is recommended to ensure
that the development can install appropriate ducting for future connection to the
full fibre infrastructure.

Summary

In conclusion subject to the building meeting BREEAM Excellent, being
constructed in accordance with the details set out in the energy strategy,
ensuring provision is made for future connection to a district CHP and mitigating
the impact of the shortfall in terms of onsite carbon reduction, the proposal is
considered to be acceptable.

Planning obligations (S.106 agreement)

Saved Policy 2.5 of the Southwark Plan and Policy 8.2 of the London Plan advise
that planning obligations can be secured to overcome the negative impacts of a
generally acceptable proposal. Saved Policy 2.5 of the Southwark Plan is
reinforced by the recently adopted Section 106 Planning Obligations 2015 SPD,
which sets out in detail the type of development that qualifies for planning
obligations. Strategic Policy 14 ‘Implementation and delivery’ of the Core Strategy
states that planning obligations will be sought to reduce or mitigate the impact of
developments. The NPPF which echoes the Community Infrastructure Levy
Regulation 122 which requires obligations be:

* necessary to make the development acceptable in planning terms;
» directly related to the development; and
« fairly and reasonably related in scale and kind to the development

Following the adoption of Southwark’s Community Infrastructure Levy (SCIL) on
1 April 2015, much of the historical toolkit obligations such as Education and
Strategic Transport have been replaced by SCIL. Only defined site specific
mitigation that meets the tests in Regulation 122 can be given weight.

Planning Obligation Mitigation Applicant Position
Provision of affordable |Secure the provision of|Agreed
housing units 16 affordable units (56

hab rooms) all as social
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rented tenure
comprising
e 4x1b2p
o 4x2b3p
o 4x2b4dp
o 4x3b5p

Affordable housing
provisions and delivery
controls, including
provision for review
mechanisms (if
development not
commenced within 2
years)

Affordable housing
monitoring contribution
(16 x £132.35 =
£2,117.60)

Delivery of commercial
floorspace

None of the residential
units to be occupied
until the commercial
units have been
practically completed
and made available for
occupation

Wheelchair accessible |1 x private unit (2b4p) |Agreed
housing 2 x social rented units

(2 x 2b3p)

Marketing, allocation

and fit out of the

wheelchair units
Secure 20% affordable |198 sgm of Blc Agreed
workspace floorspace within Block

A
Loss of employment 10% of FTE jobs that |Agreed

floorspace contribution

may have been
provided within the
(net) lost floorspace.
£4300 per FTE lost

For Blc space area per
FTE is 47 sgm (as set
out in the s106 SPD)

99sqm/47 = 2.1 FTE
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10% of 2.1 =0.21

round up to 0.5 post =
£2150

Ensure unrestricted Agreed
access to all external
amenity spaces and
onsite play space for
occupiers of all
residential units
Offsite playspace £16,912 Agreed
contribution for 5+ year
olds
Future connection to a Agreed
district CHP
Carbon Offset Payment |£96,140 Agreed
Energy use monitoring Agreed
to meet ‘Be Seen’
requirements of LP
policy and Whole Life
Cycle Carbon
Assessment Post
Construction Reviews
Transport and Improvements to Agreed
Highways Southern section of
Parkhouse Street
£1,280
Improvements to buses
£30,000
Raised table on
Parkhouse Street +
resurfacing £35,000
Cycle hire/docking
station £33,000
DSP Bond £3,300
Total = £102,580
Future proof public Agreed

access through the site
into the adjacent
scheme (25-33
Parkhouse Street) in
order to enable access

into Burgess Park
should that link become
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available in the future.

Landscaping and £9,000

maintenance for a 10
year period on the park
side of the boundary

Agreed

wall
Financial contribution [Final sums being Agreed in principle
towards habitat negotiated and will be
enhancement in updated verbally to
Burgess Park committee
Tree planting mitigation |2 trees at £4,500 per |Agreed
(to offset the impact of |tree, so that these are
providing a planter provided within the
rather than street trees |vicinity.
on Parkhouse Street)

Total = £9,000
Travel Plan Agreed
Delivery and Servicing Agreed
Plan
Construction Logistics Agreed
Plan
S278 works Agreed

If consent is granted the developer must enter
into a S278 agreement to complete the following

works:
(@)

Repave the footway on Parkhouse Street
fronting the development using materials
in accordance  with Southwark's
Streetscape Design Manual (granite
kerbs and precast concrete slabs).
Construct a vehicle crossover on
Parkhouse Street using materials in
accordance with Southwark's Streetscape
Design Manual.

Reinstate  the  redundant vehicle
crossover on Parkhouse Street as
footway.

Upgrade the existing speed humps to a
raised pedestrian  crossing using
materials in accordance with Southwark's
Streetscape Design Manual.

A Construction Management Plan should
be submitted and approved by the
Council prior to the implementation of the
development.

Since the application site falls within
‘General' designation the footways should
be paved with precast concrete slabs with
150mm wide granite kerbs. This can be
secured through an s106 Agreement and
s278 Agreement.
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o The applicant is to note that surface
water from private areas is not permitted
to flow onto public highway in accordance
with Section 163 of the Highways Act
1980. Detailed drawings should be
submitted as part of the s278 application
confirming this requirement.

o Prior to works commencing on site
(including any demolition) a joint
condition survey should be arranged with
Southwark Highway Development Team
to catalogue condition of streets and
drainage gullies. Please contact Hernan
Castano, Highway Development Manager
on 020 7525 4706 to arrange.

In the event that an agreement has not been completed by 31st December 2021
the committee is asked to authorise the director of planning to refuse permission,
if appropriate, for the following reason:

In the absence of a signed S106 legal agreement there is no mechanism in place
to mitigation against the adverse impacts of the development through
contributions and it would therefore be contrary to Saved Policy 2.5 Planning
Obligations of the Southwark Plan 2007, Strategic Policy 14 Delivery and
Implementation of the Core Strategy (2011) Policy 8.2 Planning Obligations of the
London Plan (2016) and the Southwark Section 106 Planning Obligations and
Community Infrastructure Levy SPD (2015).

Mayoral and borough community infrastructure levy (CIL)

Section 143 of the Localism Act states that any financial contribution received as
community infrastructure levy (CIL) is a material ‘local financial consideration’ in
planning decisions. The requirement for payment of the Mayoral or Southwark
CIL is therefore a material consideration. However, the weight attached is
determined by the decision maker. The Mayoral CIL is required to contribute
towards strategic transport invests in London as a whole, primarily Crossrail.
Southwark’s CIL will provide for infrastructure that supports growth in Southwark.
In this instance, based on information provided by the applicant, an estimated
Mayoral CIL payment of £xx and a Southwark CIL payment of £xx would be due.
This figure is an estimate only, and would be calculated in more detail when CIL
Additional Information and Assumption of Liability forms are submitted prior to
implementation.

Other matters

London Plan Policy D12 requires all major developments to be accompanied by a
Fire Strategy. This application included a Fire Strategy, the strategy considers
structural matters, identifies means of escape, fire spread and control, fire safety
access and fire safety management. A site plan showing evacuation assembly
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points is included within the document.

Community involvement and engagement

Consultation responses from members of the public and local groups

Pre Application Engagement

This application was accompanied by a Statement of Community Involvement.
The document confirms that the following public consultation was undertaken by
the applicant prior to submission of the application:-

e Two public meetings (invitations sent to all residents and business within
150m radius of the site as well as known community groups)

e Three exhibitions

e Two ward member briefings

e A dedicated website was set up for sharing material and providing a forum
for submitting comments

e In March 2021 a newsletter update was sent to local residents and
business within 150m radius of the site

Notwithstanding that there are no statutory requirements in relation to Community
Involvement, this is considered to be an adequate effort to engage with those
affected by the proposals. As part of its statutory requirements, The Local
Planning Authority, sent letters to all residents, issued a press notice publicising
the planning application and advertised the application on the website. Following
the submission of revised plans a further re-consultation was undertaken with
members of the public that had already commented on the original proposals.
Adequate efforts have, therefore, been made to ensure the community has been
given the opportunity to participate in the planning process

Full details of consultation and any re-consultation undertaken by the Local
Planning Authority in respect of this application are set out in Appendix 2. The
responses received are summarised at the start of this report.

Consultation responses from external and statutory consultees

GLA Stage 1 Response (summary): Land use: The reprovision of commercial
and introduction of residential in line with the site allocation can be supported
subject to commercial floorspace being B1(c) and some further details on
mitigation measures and commitments. Housing and affordable housing: 54%
affordable housing by habitable room is welcomed. All social rent is supported
subject to details on affordability. As a GLA approved provider, proposals are
eligible for Fast Track; an early review must be secured. Urban design: Approach
generally supported, reconsideration of parking layout required. Fire safety
statement required. Matters in relation to inclusive design, energy, flood risk,
drainage and water and transport should also be addressed.

Officer Comment: following the Stage 1 response the scheme was revised to
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accommodate Blc uses and subsequently to address the required setback from
the adjacent SINC. Additional details were submitted in respect of fire safety,
energy, flood risk, drainage, water and transport.

GLA Stage 1 (Supplementary comments): A number of the issues raised in
Stage 1 have been addressed. There are minor outstanding issues to address in
respect of Circular Economy and Whole Life Carbon Assessment as well as
technical details around the energy strategy. These matters can be resolved as
part of the Stage 2 Referral.

TFL (Stage 1 Summary): The following items should be addressed for the
proposals to be compliant with the strategic transport policies:

e The applicant is required to increase long stay cycle parking;

e The applicant should work with the LB Southwark to incorporate Healthy
Streets into the application and wider area;

e TIfL request a Cycle Hire contribution of £70k to be secured,;

e The provision of Electric Vehicle Charging Points to be secured by
condition;

e The Travel Plan, Delivery and Servicing Plan and Construction Logistics
Plan to be secured by the appropriate planning obligations.

TFL (Stage 1 Supplemental comments): The proposed amendments to the
original planning application do not raise any strategic transport issues, however |
note it includes the removal of loading bay on Parkhouse Street. There is limited
information on the servicing strategy in the revised material, so it's is difficult to
comment on the implications for removal of the loading bay in terms of Healthy
Streets, however this is primarily issue for the council as highway authority for
Parkhouse Street.

The long stay cycle parking still may not accord with new London Plan standards,
as this requires 1 space per 1 person 1 bedroom dwelling and 1.5 spaces per 2
person 1 bedroom dwelling; this obviously depends on the size of the 1 bed units.

We have been talking to the council regarding the potential for pooling s106 from
the various developments in the Burgess Business Park area so that they all
contribute commensurately towards public realm improvements, bus service
capacity and a new cycle hire docking station. ~We consider the priority for
funding in the shorter term should be for a new cycle hire docking station, as per
the s106 request in our original comments. This will enable extension of the
cycle hire scheme to the area, linking with new docking stations being delivered
as part of the Aylesbury Estate redevelopment just the other side of Burgess
Park. This would give new residents and businesses in the area direct access to
cycle hire, which is proving to be a popular mode of travel during the pandemic
and will play a key role during the recovery period. We would therefore welcome
your support in securing this s106 funding.

Officer comments: Cycle parking standards have been met. The servicing
strategy has been subject to extensive negotiation with Southwark officers and is
considered to be the most appropriate solution for this site. S106 contributions
towards buses and cycle hire facilities will be sought on a proportionate basis for
each of the schemes coming forward in this area.
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Natural England: No Objection

London Fire & Emergency: An undertaking should be given that access for fire
appliances as required by part B5 of the current building Regulations Approved
Document and adequate water supplies for firefighting purposes should be
provided.

Officer Comments: a Fire Strategy has been submitted.
Thames Water: No objection subject to recommended Informatives

English Heritage: On the basis of the information available to date, we do not
wish to offer any comments. We suggest that you seek the views of your
specialist conservation advisers, as relevant.

Environment Agency: No objection subject to recommended conditions and
informatives.

Secure by Design: Development is suitable to achieve Secured By Design
accreditation, and in order to assist the development with achieving Secured By
Design standards a condition is recommended.

Consultation responses from internal consultees

Transport Policy (summary — full comments incorporated into the analysis
above): There are no objections from the highway and transportation
perspectives subject to other comments from the Highways Team plus the
following conditions that the applicant shall:

e Enter into S.106 agreement with the Council for safeguarding unrestricted
public access on the proposed north-south pedestrian route through this
site, financial contributions towards improved bus frequencies at this
location and the planned Bakerloo line extension plus cycle hire docking
station, enhanced pedestrian route to the bus route on Camberwell Road
via Southampton Way including the provision of pedestrian crossing
facilities and traffic calming measures on Southampton Way, cycle route
improvement schemes and, payment of one year car club membership to
the initial occupiers of this development, exclusion of this development
from those qualified for car parking permits plus submission of a delivery &
service management bond.

e Enter into S.278 agreement with the Council for the reconstruction of the
footway segments flanking this site on Parkhouse Street and creation of
an extended raised table on it, repair/resurfacing of the highway segment
abutting this site on Parkhouse Street, creation of a 3metres-wide new
vehicle entrance including the elimination of the redundant vehicle
crossovers.

e Submit a scheme for the provision of 1(one) disabled car parking space
equipped with active electric vehicle charging point plus cycle parking
spaces including cargo and disabled cycle parking spaces, which must be
contained in secure shelters, for approval.

e Submit a delivery and service management Plan incorporating transport
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operators with ‘Silver’ standard FORS for approval.

e Submit a construction management plan incorporating transport operators
with ‘Silver’ standard FORS for approval.

e Submit details of lighting along the proposed pedestrian routes, for
approval.

Officer comment: relevant conditions and s106 obligations recommended.

Southwark Highways: Issues to be resolved prior to consent:

e The minimum effective pedestrian passing width between the proposed
planter fronting the Development on Parkhouse Street and the existing
kerb line should be 2.0m.

e It is unclear why the kerb line on the proposed plans has been set back
from its current position. The existing carriageway width allows on-street
servicing without obstructing traffic flows.

e If consent is granted the developer must enter into a S278 agreement to
complete the following works:

o Repave the footway on Parkhouse Street fronting the development
using materials in accordance with Southwark's Streetscape Design
Manual (granite kerbs and precast concrete slabs).

o Construct a vehicle crossover on Parkhouse Street using materials
in accordance with Southwark's Streetscape Design Manual.

o Reinstate the redundant vehicle crossover on Parkhouse Street as
footway.

o Upgrade the existing speed humps to a raised pedestrian crossing
using materials in accordance with Southwark's Streetscape Design
Manual.

o A Construction Management Plan should be submitted and
approved by the Council prior to the implementation of the
development.

o Since the application site falls within ‘General' designation the
footways should be paved with precast concrete slabs with 150mm
wide granite kerbs. This can be secured through an s106
Agreement and s278 Agreement.

o The applicant is to note that surface water from private areas is not
permitted to flow onto public highway in accordance with Section
163 of the Highways Act 1980. Detailed drawings should be
submitted as part of the s278 application confirming this
requirement.

o Prior to works commencing on site (including any demolition) a joint
condition survey should be arranged with Southwark Highway
Development Team to catalogue condition of streets and drainage
gullies. Please contact Hernan Castano, Highway Development
Manager on 020 7525 4706 to arrange.

Officer comment: The pedestrian footpath to Parkhouse Street will be 2.4m
wide. The existing highway is being set back to minimise the refuse drag
distances, this matter was discussed extensively pre-submission of the revised
information. The proposals are exceeding the refuse drag distances but this
‘taper’ served to minimise this distance and ensure that this was not an
unacceptable proposal for LBS-Refuse and Veolia. The inclusion of this ‘taper’
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was agreed with the Waste Management Team and Transport Policy. The
applicant has agreed to the s278 works and other conditions/informatives.

Drainage Team: No objection, condition recommended
EPT: no objection subject to recommended conditions.

Waste Management: The proposed refuse strategy would be accepted by our
contractor for this specific case.

Local Economy Team: This development does not reach the threshold for
employment in the construction phase obligations.

Also, this development’'s commercial space also does not reach the threshold for
employment in the end phase obligations.

As a council-owned build, we are interested, where feasible, for any
apprenticeship opportunities in council. These can be discussed with the Local
Economy Team.

Ecologist: | have reviewed this application with regards to ecology. The
September 19 PEA is good and covers the impacts on Burgess Park. | concur
with their assessment. The report makes a number of recommendations in
regards to Lighting and biodiversity net gain and new access to Burgess Park.
These should be adopted in full. No objection subject to recommended conditions
and necessary offsite mitigation being secured.

Archaeologist: No further archaeological assessment, fieldwork or conditions
are required in consideration of this application.

Parks Team: Thank you for the opportunity to comment on this revised planning
application. In addition to our original comments which remain relevant, we have
the following supplementary comments: The Parks Service will require a method
statement for construction of the wall, ideally it should utilise the foundation area
of the existing wall so as not to impact on any tree roots. Should any work be
required on the park side of the boundary, a licence will be required from the
Parks & Leisure Service. Funding should be secured to plant the park side of the
new brick wall to ensure it is ‘green’ on both elevations. The Design and Access
Statement p20 refers to a pedestrian link to Burgess Park from a neighbouring
development, the developer should be aware that any entrance into the park at
this location would be via the New Church Road Nature Area, which is
designated a Site of Importance for Nature Conservation (SINC); please be
advised that at this time the Parks Service would not permit direct access, or an
easement, from any residential or commercial property into the park via the
nature area. The park is easily accessible via existing entrances on Wells Way.
The nature area currently has low level public access, altering this into a public
thoroughfare, for either pedestrians or cyclists, is highly likely to have a negative
impact on the nature area and its wildlife and will divide the nature area in two.
Consultation should be undertaken with the Parks Service if any works are likely
to impact on the existing boundary trees.

Officer comments: appropriate conditions and s106 obligations secured.
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Urban Forrester: No objection subject to recommended conditions and a
contribution towards providing 2 street trees within the vicinity of the site

Community impact and equalities assessment

The council must not act in a way which is incompatible with rights contained
within the European Convention of Human Rights

The council has given due regard to the above needs and rights where relevant
or engaged throughout the course of determining this application.

The Public Sector Equality Duty (PSED) contained in Section 149 (1) of the
Equality Act 2010 imposes a duty on public authorities to have, in the exercise of
their functions, due regard to three "needs" which are central to the aims of the
Act:

1. The need to eliminate discrimination, harassment, victimisation and any
other conduct prohibited by the Act

2. The need to advance equality of opportunity between persons sharing a
relevant protected characteristic and persons who do not share it. This
involves having due regard to the need to:

e Remove or minimise disadvantages suffered by persons who share
a relevant protected characteristic that are connected to that
characteristic

e Take steps to meet the needs of persons who share a relevant
protected characteristic that are different from the needs of persons
who do not share it

e Encourage persons who share a relevant protected characteristic to
participate in public life or in any other activity in which participation
by such persons is disproportionately low

3. The need to foster good relations between persons who share a relevant
protected characteristic and those who do not share it. This involves
having due regard, in particular, to the need to tackle prejudice and
promote understanding.

The protected characteristics are: race, age, gender reassignment, pregnancy
and maternity, disability, sexual orientation, religion or belief, sex, marriage and
civil partnership. It is not considered that this application would harm any groups
with protected characteristics. The provision of affordable housing would be a
positive benefit of the scheme as a lack of access to affordable housing impacts
disproportionately on Black, Asian and Minority Ethnic groups.

Human rights implications

This planning application engages certain human rights under the Human Rights
Act 2008 (the HRA). The HRA prohibits unlawful interference by public bodies
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with conventions rights. The term ‘engage' simply means that human rights may
be affected or relevant.

This application has the legitimate aim of xxxxx. The rights potentially engaged
by this application, including the right to a fair trial and the right to respect for
private and family life are not considered to be unlawfully interfered with by this
proposal.

Positive and proactive statement

The council has published its development plan and Core Strategy on its website
together with advice about how applications are considered and the information
that needs to be submitted to ensure timely consideration of an application.
Applicants are advised that planning law requires applications to be determined
in accordance with the development plan unless material considerations indicate
otherwise.

The council provides a pre-application advice service that is available to all
applicants in order to assist applicants in formulating proposals that are in
accordance with the development plan and core strategy and submissions that
are in accordance with the application requirements.

Positive and proactive engagement: summary table

Was the pre-application service used for this application? YES

If the pre-application service was used for this application, was the  YES
advice given followed?

Was the application validated promptly? YES

If necessary/appropriate, did the case officer seek amendmentsto  YES
the scheme to improve its prospects of achieving approval?

To help secure a timely decision, did the case officer submit their  YES
recommendation in advance of the agreed Planning Performance
Agreement date?

CONCLUSION

The proposal would bring about the regeneration and beneficial re-use of a
redundant site within an aging industrial estate. Whilst it would result in an overall
reduction in employment floorspace, the refurbished and redeveloped space
would be of a much higher quality, able to attract a wider range of occupiers and
support higher employment density. It has the potential to deliver 52 jobs within
the completed development, and would include a higher than policy required
provision of affordable workspace which should be given significant weight in the
decision making process.
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National, regional and local planning policies make it clear that the delivery of
additional housing is a key priority for the planning system and there is a strong
presumption in favour of development that will deliver housing. There is a
demonstrable and acute need for additional housing in the borough across all
tenures and the Council is committed to delivering a significant number of homes
through redevelopment of their own land. This proposal would deliver 33 new
homes on a Council owned site which would include the provision of 52%
affordable housing by habitable room, all of social rented tenure which would
contribute to the most acute needs of the Borough. The benefits of this are an
important material consideration.

The inclusion of housing on the site is a departure from saved Southwark Plan
Policy 1.2 and Core Strategy Policy 10 relating to preferred industrial areas. This
must be weighed against the wider benefits of the scheme, and with regard to the
emerging policy within the draft NSP which proposes a change from an industrial
use at the site to a mixed-use employment and residential neighbourhood. It is
not considered that approval of this application would undermine the future of the
PIL, or the emergence of policies within the draft NSP.

The design would be of a high quality making a positive contribution to the
townscape of Parkhouse Street. Sufficient setback of the buildings, appropriate
landscaping and mitigation has been secured to limit any harm to the adjacent
park and SINC. Whilst there would be some harm to the setting of the nearby
heritage assets, this is considered to be less than substantial harm which would
be outweighed by the wider benefits of the proposal.

Subject to conditions to control the development in detail the development would
offer a good standard of amenity to future residents of this site and would not
cause significant harm to existing neighbours. Furthermore the development of
this site would not prejudice the future development of adjacent sites.

Subject to the recommend conditions and s106 obligations the development has
satisfactorily addressed transport and sustainability policies.

It is therefore recommended that planning permission be granted, subject to
conditions, the timely completion of a S106 Agreement and referral to the Mayor
of London.
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BACKGROUND INFORMATION

BACKGROUND DOCUMENTS

Background Papers Held At Contact

Chief Executive’s Planning enquiries telephone:
Southwark Local Department 020 7525 5403
Development Framework 160 Tooley Street |Planning enquiries email:
and Development Plan London planning.enquiries@southwark.gov.uk
Documents SE1 2QH Case officer telephone:

0207 525 0254
Council website:
www.southwark.gov.uk

APPENDICES

No.

Title

Appendix 1 |Consultation undertaken

Appendix 2 | Consultation responses received

Appendix 3 |Planning history of the site and nearby sites

Appendix 4 |Relevant Planning Policies

Appendix 5 |Recommendation
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Lead Officer| Stephen Platts, Director of Planning

Report Author| Gemma Usher

Version| Final

Dated| 23 June 2021

Key Decision| No

CONSULTATION WITH OTHER OFFICERS / DIRECTORATES / CABINET

MEMBER

Officer Title Comments Comments included
Sought

Strategic Director of Finance and No No

Governance

Strategic Director of Environment and No No

Leisure

Strategic Director of Housing and No No

Modernisation

Director of Regeneration No No

Date final report sent to Constitutional Team

24 June 2021
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APPENDIX 1

Appendix 1. Consultation undertaken

Site notice date:

Press notice date: n/a.

Case officer site visit date: 14.03.2019
Neighbour consultation letters sent: 11/03/2021

Internal services consulted

Flood Risk Management & Urban Drainage
Highways Licensing

Highways Development and Management
Waste Management

Ecology

Archaeology

Design and Conservation Team [Formal]
Urban Forester

Flood Risk Management & Urban Drainage
Highways Development and Management
Highways Development and Management
Transport Policy

Ecology

Environmental Protection

Highways Development and Management

Local Economy

Flood Risk Management & Urban Drainage
Archaeology

Design and Conservation Team [Formal]
Highways Licensing

Local Economy

Urban Forester

Waste Management

Urban Forester

Waste Management

Urban Forester

Waste Management

Archaeology

Design and Conservation Team [Formal]
Local Economy

Ecology

Environmental Protection

Highways Development and Management
Highways Licensing

Flood Risk Management & Urban Drainage
Transport Policy
Urban Forester
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Waste Management

Statutory and non-statutory organisations

Environment Agency
Thames Water
Transport for London
Great London Authority
EDF Energy

London Fire & Emergency Planning Authori

Metropolitan Police Service (Designing O
Natural England - London & South East Re

Planning Policy
Thames Water

Great London Authority
Natural England - London & South East Re

Metropolitan Police Service (Designing O

Environment Agency

Great London Authority
Transport for London
Environment Agency
Great London Authority
Transport for London
EDF Energy

London Fire & Emergency Planning Authori
Natural England - London & South East Re

Planning Policy
Metropolitan Police Service (Designing O

Thames Water

Thames Water
Transport for London

Thames Water



EDF Energy
Environment Agency

Great London Authority

London Fire & Emergency Planning Authori
Natural England - London & South East Re

Planning Policy
Metropolitan Police Service (Designing O
Transport for London

Thames Water
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Neighbour and local groups consulted:

23A Southampton Way London SE5
7SW

23B Southampton Way London SE5
7SW

27A Southampton Way London SE5
7SW

15A Southampton Way London SE5
7SW

15B Southampton Way London SE5
7SW

39 Parkhouse Street London SE5 7TQ

5 Parkhouse Street London SE5 7TQ

13A Parkhouse Street London SE5 7TQ

3A Parkhouse Street London SE5 7TQ

37A Parkhouse Street London SE5 7TQ

43B Southampton Way London SE5
7SW

1A Parkhouse Street London SE5 7TQ

11A Parkhouse Street London SE5 7TQ

Unit 7 Burgess Industrial Park
Parkhouse Street

35A-35B Southampton Way London
SE5 7SW

12 Parkhouse Street London SE5 7TQ

5A Parkhouse Street London SE5 7TQ

7A Parkhouse Street London SE5 7TQ

9A Parkhouse Street London SE5 7TQ

29A Southampton Way London SE5
7SW

31A Southampton Way London SE5
7SW

33A Southampton Way London SE5
7SW

41A Southampton Way London SE5
7SW

41B Southampton Way London SE5
7SW

43A Southampton Way London SE5
7SW

33B Southampton Way London SE5
7SW

39A Southampton Way London SE5
7SW

39B Southampton Way London SE5
7SW

Unit 9 2-10 Parkhouse Street London

Unit 2 Burgess Industrial Estate
Parkhouse Street

Unit 4 First Floor Burgess Industrial
Estate Parkhouse Street

Flat B 25 Southampton Way London

Ground Floor Flat 39 Parkhouse Street
London

Unit 6 Ground Floor Burgess Industrial
Estate Parkhouse Street

5-7 Southampton Way London SE5
7SW

Rear Of 35-39 Parkhouse Street London

9-11 Southampton Way London SE5
7SW

43 Parkhouse Street London SE5 7TQ

66 Wells Way London SE5 7UA

25-33 Parkhouse Street London SE5
7TQ

21-23 Parkhouse Street London SE5
7TQ

2 Parkhouse Street London SE5 7TQ

10 Parkhouse Street London SE5 7TQ

Flat 2 45 Southampton Way London

Flat 3 45 Southampton Way London
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Flat A 25 Southampton Way London

15-19 Parkhouse Street London SE5
7TQ

39C Southampton Way London SE5
7SW

Flat 1 45 Southampton Way London

21 Southampton Way London SE5 7SW

41 Parkhouse Street London SE5 7TQ

13 Southampton Way London SE5 7SW

17 Southampton Way London SE5 7SW

31 Southampton Way London SE5 7SW

35 Southampton Way London SE5 7SW

27 Southampton Way London SE5 7SW

29 Southampton Way London SE5 7SW

Unit 10 Burgess Industrial Park
Parkhouse Street

1-3 Southampton Way London SE5
7SW

Unit 5 Ground Floor Burgess Industrial
Estate Parkhouse Street

Unit 6 First Floor Burgess Industrial
Estate Parkhouse Street

Flat 2 47 Southampton Way London

Flat 3 47 Southampton Way London

Unit Three And Ground Floor Unit Four
And First Floor Unit Five Burgess

Re-consultation:

APPENDIX 1
Industrial Estate Parkhouse Street

Flat 4 47 Southampton Way London

Flat 1 47 Southampton Way London

9 Parkhouse Street London SE5 7TQ

7 Parkhouse Street London SE5 7TQ

19A Southampton Way London SE5
7SW

19B Southampton Way London SE5
7SW

21A Southampton Way London SE5
7SW

15C Southampton Way London SE5
7SW

17A Southampton Way London SE5
7SW

17B Southampton Way London SE5
7SW

47 Southampton Way London SE5 7SW

37 Southampton Way London SE5 7SW
41 Southampton Way London SE5 7SW

3 Parkhouse Street London SE5 7TQ

37 Parkhouse Street London SE5 7TQ

1 Parkhouse Street London SE5 7TQ

11 Parkhouse Street London SE5 7TQ

13 Parkhouse Street London SE5 7TQ
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APPENDIX 1

Southwark Council, PO BOX 64529, London SE1P 5LX ¢ southwark.gov.uk ¢ facebook.com/southwarkcouncil  twitter.com/Ib_southwark
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Appendix 2: Consultation responses received

Internal services

Ecology

Archaeology

Urban Forester

Flood Risk Management & Urban Drainage
Highways Development and Management
Highways Development and Management
Transport Policy

Environmental Protection

Highways Development and Management
Archaeology

Design and Conservation Team [Formal]
Urban Forester

Urban Forester

Waste Management

Urban Forester

Waste Management

Archaeology

Design and Conservation Team [Formal]
Highways Development and Management
Transport Policy

Urban Forester

Statutory and non-statutory organisations

Thames Water

London Fire & Emergency Planning Authori
Metropolitan Police Service (Designing O
Thames Water

Natural England - London & South East Re

Metropolitan Police Service (Designing O

Environment Agency

Great London Authority
Transport for London
Metropolitan Police Service (Designing O

Thames Water
Transport for London

Thames Water
Environment Agency
Natural England - London & South East Re
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Neighbour and Local Consulted:

Flat 6 Malswick Court 35 Tower Mill Road Southwark SE15 6FX
86 Tower Mill Road London SE15 6BP

62 Coleman Road London SE5 7TG

41 Southampton Way London SE5 7SW
13A Parkhouse Street London SE5 7TQ
1A Parkhouse Street London SE5 7TQ
5A Parkhouse Street London SE5 7TQ
15C Southampton Way London SE5 7SW
3 Parkhouse Street London SE5 7TQ

13 Parkhouse Street London SE5 7TQ

6 Claremont Villas London SE5 7SS
107B Benhill Road London SE5 7LZ

7 Newent Close Peckham London

18 Rainbow Street London SE5 7TD

18 Rainbow Street London SE5 7TD

46 Rainbow Street Camberwell SE5 7TD
10 Rainbow Street London SE5 7TD

Top Flat, 4 Claremont Villas Southampton Way London
5A Parkhouse Strett Camberwell SE5 7TQ
69 Coleman Road London SE5 7TF

44 Rainbow Street London SE5 7TD

25 Aylesbury Road London SE17 2EQ
133A Wells Way London SE5 7SZ

133A Wells Way London SE5 7SZ

Park Office Chumleigh Gardens London
50 Coleman Road Camberwell London
119 Coleman Road London SE5 7TF

128 Benhill Road Camberwell SE5 7LZ
25 Aylesbury Road London SE17 2EQ

30 Rainbow Street London SE5 7TD

22 Ada Road Camberwell SE5 7RW

2 Forsyth Gardens London

13 Parkhouse Street, London SE5 7TQ
30 Rainbow Street London SE5 7TD

42 Camberwell Grove London SE5 8RE
113 Wells Way London SE5 7TY

33 Trafalgar Avenue London SE15 6NP
XXXX XXXX

10 Hume Court 100 Benhill Rd London
Parks & Leisure Service Southwark Council PO Box 64529
26 Ada Road London SE5 7RW

20 Springfield house London SE5 8JY

52 Vicarage Grove London SE5 7LP

18 Rainbow St London SE57TD

18 Rainbow St London SE5 7TD

Flat 2 113 Wells Way London

Flat 2 113 Wells Way London

52 Vicarage Grove London Se57Ip
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125 Benhill Road London SE5 7LZ

146A Elmington Road London SE5 7RA

50 Coleman Road camberwell SE5 7TG

25 Rainbow Street London SE5 7TB

8 marianne close London SE5 7fh

Flat 4, 129 Southampton Way London SE57EW
5a Parkhouse Street Camberwell SE5 7TQ

13 Parkhouse Street London

6 claremont villas southampton way london

78 Coleman Road Camberwell SE5 7TG

Flat 5, 113 Wells Way London SE5 7SZ

109 Wells Way London SE5 7SZ

109 wells way London SE57Sz

81, Coleman Road Coleman Road LONDON
132 Benhill Road London SE5 7LZ

1glengall Terrace Peckham London

c/o Trinity College Centre 1 Newent Close London
21-23 parkhouse street london se5 7tq

Flat 53, Woodsford Portland Street London

123 Coillesdene Avenue Edinburgh EH15 2LQ
Flat 6 69 Camberwell Grove London

19 Addington Square London SE5 7JZ

392 Albany Road Flat 39 Arments Court Camberwell
38a Coleman road London Se5 7tg

121 Camberwell Road London SE5 Ohb

Flat 8, 106 Chandler Way LONDON SE15 6GW
2 Churchmead 234 Camberwell Road London
21 - 23 Parkhouse Street 21-23 London

25 Rainbow Street Lobodn SE5&TB

160 Tooley Street London SE1

160 Tooley Street London SE1

160 Tooley Street London SE1

160 Tooley Street London SE1

160 Tooley Street London SE1

160 Tooley Street London SE1

&#8453; Trinity College Centre 1 Newent Close London
13a Parkhouse Street London SE5 7TQ

27 Rainbow Street Camberwell LONDON
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Appendix 3: Relevant planning history

No relevant planning history
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APPENDIX 4 LIST OF RELEVANT POLICIES

National Planning Policy Framework

The revised National Planning Policy Framework (‘NPPF’) published in 2012 and
amended in June 2019 sets out the national planning policy and how this needs to
be applied. The NPPF focuses on sustainable development with three key
objectives: economic, social and environmental.

Paragraph 212 states that the policies in the Framework are material considerations
which should be taken into account in dealing with applications.

Chapter 2 Achieving sustainable development

Chapter 5 Delivering a sufficient supply of homes

Chapter 6 Building a strong, competitive economy

Chapter 9 Promoting sustainable transport

Chapter 11 Making effective use of land

Chapter 12 Achieving well-designed places

Chapter 14 Meeting the challenge of climate change, flooding and coastal change
Chapter 15 Conserving and enhancing the natural environment

Chapter 16 Conserving and enhancing the historic environment

New London Plan 2021 Policies

GG1 Building strong and inclusive communities

GG2 Making the best use of land

GG3 Creating a healthy city

GG4 Delivering the homes Londoners need

GG5 Growing a good economy

GG6 Increasing efficiency and resilience

Policy D1 London’s form, character and capacity for growth
Policy D2 Infrastructure requirements for sustainable densities
Policy D3 Optimising site capacity through the design-led approach
Policy D4 Delivering good design

Policy D5 Inclusive design

Policy D6 Housing quality and standards

Policy D7 Accessible housing

Policy D8 Public realm

Policy D9 Tall buildings

Policy D11 Safety, security and resilience to emergency
Policy D12 Fire safety

Policy D13 Agent of Change

Policy D14 Noise

Policy H1 Increasing housing supply

Policy H4 Delivering affordable housing

Policy H5 Threshold approach to applications

Policy H6 Affordable housing tenure

Policy H7 Monitoring of affordable housing

Policy H10 Housing size mix

Policy S4 Play and informal recreation

Policy E2 Providing suitable business space
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Policy E3 Affordable workspace

Policy E4 Land for industry, logistics and services to support London’s economic
function

Policy E6 Locally Significant Industrial Sites

Policy E7 Industrial intensification, co-location and substitution
Policy E11 Skills and opportunities for all

Policy HC1 Heritage conservation and growth

Policy G1 Green infrastructure

Policy G5 Urban greening

Policy G6 Biodiversity and access to nature

Policy G7 Trees and woodlands

Policy SI 1 Improving air quality

Policy SI 2 Minimising greenhouse gas emissions

Policy SI 3 Energy infrastructure

Policy SI 4 Managing heat risk

Policy SI 5 Water infrastructure

Policy Sl 6 Digital connectivity infrastructure

Policy SI 7 Reducing waste and supporting the circular economy
Policy Sl 12 Flood risk management

Policy Sl 13 Sustainable drainage

Policy T1 Strategic approach to transport

Policy T2 Healthy Streets

Policy T3 Transport capacity, connectivity and safeguarding
Policy T4 Assessing and mitigating transport impacts

Policy T5 Cycling

Policy T6 Car parking

Policy T6.1 Residential parking

Policy T6.5 Non-residential disabled persons parking

Policy T7 Deliveries, servicing and construction

Policy T9 Funding transport infrastructure through planning
Policy DF1 Delivery of the Plan and Planning Obligations

Core Strategy

The Core Strategy was adopted in 2011 providing the spatial planning strategy for
the borough. The strategic policies in the Core Strategy are relevant alongside the
saved Southwark Plan (2007) policies.

The relevant policies of the Core Strategy 2011 are:
Strategic Policy 1: Sustainable development

Strategic Policy 2: Sustainable transport

Strategic Policy 5: Providing new homes

Strategic Policy 6: Homes for people on different incomes
Strategic Policy 7: Family homes

Strategic Policy 10: Jobs and businesses

Strategic Policy 11: Open spaces and wildlife

Strategic Policy 12: Design and conservation

Strategic Policy 13: High environmental standards

Southwark Plan (Saved Policies)
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In 2013, the council resolved to ‘save’ all of the policies in the Southwark Plan 2007
unless they had been updated by the Core Strategy with the exception of Policy 1.8
(location of retail outside town centres). The NPPF states that existing policies
should not be considered out of date simply because they were adopted or made
prior to publication of the Framework. Due weight should be given to them, according
to their degree of consistency with the Framework.

The relevant policies of the Southwark Plan 2007 are:
1.1 Strategic and local preferred industrial locations
2.5 Planning obligations

3.1 Environmental effects

3.2 Protection of amenity

3.3 Sustainability assessment

3.4 Energy efficiency

3.6 Air quality

3.7 Waste reduction

3.8 Waste management

3.9 Water

3.11 Efficient use of land

3.12 Quality in design

3.13 Urban design

3.14 Designing out crime

3.15 Conservation of the historic environment

3.18 Setting of listed buildings, conservation areas and world heritage sites
3.19 Archaeology

3.20 Tall buildings

3.25 Metropolitan open land

3.28 Biodiversity

4.2 Quality of residential accommodation

4.3 Mix of dwellings

4.4 Affordable housing

4.5 Wheelchair affordable housing

5.1 Locating developments

5.2 Transport impacts

5.3 Walking and cycling

5.4 Public transport improvements

5.6 Car parking

5.7 Parking standards for disabled people and the mobility impaired

New Southwark Plan

AV.14 Peckham Area Vision

SP1 Quality affordable homes

SP2 Regeneration that works for all

SP3 Best start in life

SP4 Strong local economy

SP5 Healthy, active lives

SP6 Cleaner, greener, safer

6. Development Management Policies

P1 Social rented and intermediate housing
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P2 New family homes

P7 Wheelchair accessible and adaptable housing
P12 Design of places

P13 Design quality

P14 Residential design

P15 Designing out crime

P16 Tall buildings

P17 Efficient use of land

P18 Listed buildings and structures

P20 Conservation of the historic environment and natural heritage
P22 Archaeology

P29 Office and business development

P30 Affordable workspace

P43 Broadband and digital infrastructure

P48 Public transport

P49 Highways impacts

P50 Walking

P52 Cycling

P53 Car Parking

P54 Parking standards for disabled people and the mobility impaired
P55 Protection of amenity

P56 Open space

P58 Green infrastructure

P59 Biodiversity

P60 Trees

P61 Reducing waste

P63 Contaminated land and hazardous substances
P64 Improving air quality

P65 Reducing noise pollution and enhancing soundscapes
P66 Reducing water use

P67 Reducing flood risk

P68 Sustainability standards

P69 Energy

NSP22 Burgess Business Park

Mayors SPD/SPGs

Affordable Housing & Viability (August 2017)

Crossrail Funding (March 2016)

Housing (March 2016)

Accessible London: Achieving an Inclusive Environment (October 2014)

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

Sustainable Design and Construction (April 2014)

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

Land for Industry and Transport (September 2012)

Play and Informal Recreation (September 2012)

Planning for Equality and Diversity in London (October 2007)

Southwark SPDs/SPGs



https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/affordable-housing-and-viability-supplementary-planning-guidance-spg
https://www.london.gov.uk/sites/default/files/crossrail_funding_spg_updated_march_2016v2.pdf
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/housing-supplementary
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/creating-london
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/control-dust-and
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/character-and-context
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/sustainable-design-and
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/mayoral-community-infrastructure-levy
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/mayoral-community-infrastructure-levy
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/land-industry-and
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/play-and-informal
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/planning-equality-and
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Affordable Housing (2008)

Draft Affordable Housing (2011)

Design and Access Statements (2007)
Development Viability (2016)

Residential Design Standards (2011 with 2015 update)
Interim guidance for technical housing standards
S106 and CIL (2015)

S106 and CIL Addendum (2017)

Sustainability Assessments (2007)

Sustainable Design and Construction (2009)
Sustainable Transport (2009)
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Appendix 5: Recommendation

This document shows the case officer's recommended decision for the application referred

to below.
This document is not a decision notice for this application.

Applicant Miss Evelyn Thomas Reg. 19/AP/0469
London Borough Of Southwark Number

Application Type Local Authority Development by
Others

Recommendation GRANT subject to Legal Agreement Case 2236-21
(GLA) Number

Draft of Decision Notice

for the following development:

Demolition of existing building at 21-23 Parkhouse Street and erection of two blocks
(Block A and Block B) of 5 and part-7/part-10 storeys. Block A comprises 5-storey
block for commercial/lemployment use (879sgm) and Block B comprises a part-7/part
10-storey block with ground floor commercial/employment use (111sgm) and 33
residential dwellings, accessible car parking, cycle parking, refuse storage, and
associated landscaping

RE CONSULTATION DUE TO

Reduction in commercial floorspace (99 sgm reduction)

All of the light industrial floorspace to be B1c (how Use Class E)

20 percent commercial floorspace to be provided as affordable workspace

Design amendments to commercial floorspace (ground floor layouts and floor to ceiling

heights)

Updates to the footprint of both blocks making Block A slightly smaller and moving Block B

(and its balconies) to no longer obstruct the 5m buffer zone with Burgess Park

Minor design amendments to elevations (balconies,brick treatment,substation)

Removal of loading bay on Parkhouse Street

Improvements to the landscaping scheme and amenity spaces

Revisions to the cycle parking strategy in terms of storage space design, style, and layout

21-23 Parkhouse Street London SE5 7TQ
In accordance with application received on 23 January 2019 and Applicant's
Drawing Nos.:

Existing Plans

Proposed Plans
Plans - Proposed GA Plan Level 00 PAR_HTA-A_DR_2000 P2 received 11/03/2021
Plans - Proposed GA Plan Level 01 PAR_HTA-A DR_2001 REVP2 received
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11/03/2021

Plans - Proposed GAPlan Level 02 PAR_HTA-A_DR_2002 REVP2 received
11/03/2021

Plans - Proposed GA Plan Level 03 PAR_HTA-A_DR_2003 REVP2 received
11/03/2021

Plans - Proposed GA Plan Level 04 PAR_HTA-A_DR_2004 REVP2 received
11/03/2021

Plans - Proposed GA Plan Level 05 PAR_HTA-A_DR_2005 REVP2 received
11/03/2021

Plans - Proposed GA Plan Level 06 PAR_HTA-A_DR_2006 REVP2 received
11/03/2021

Plans - Proposed GA Plan Level 07 PAR_HTA-A_DR_2007 REVP2 received
11/03/2021

Plans - Proposed GA PLan Level 08 PAR_HTA-A_DR_2008 REVP2 received
11/03/2021

Plans - Proposed GA Plan Level 09 PAR_HTA-A DR_2009 REVP2 received
11/03/2021

Plans - Proposed GA Plan Level 10 Roof PAR_HTA-A_DR_2010 REVP2 received
11/03/2021

Plans - Proposed Proposed East Elevation LBS-PAR_HTA-A_DR_2100 RE received
11/03/2021

Plans - Proposed Proposed West Eelevation PAR_HTA-A_DR_2101 REVP2
received 11/03/2021

Plans - Proposed Proposed North Elevation PAR_HTA-A DR_2102 REVP2
received 11/03/2021

Plans - Proposed Proposed South Elevation PAR_HTA-A _DR_2103 REVP2
received 11/03/2021

Plans - Proposed Section AA PAR_HTA-A_DR_2200 REVP2 received 11/03/2021
Plans - Proposed Sections BB and CC PAR_HTA-A DR_2201 REVP2 received
11/03/2021

Plans - Proposed Unit Type 01 PAR_HTA-A_DR_3000 REV P1 received 11/03/2021
Plans - Proposed Unit Type 02 PAR_HTA-A_DR_3001 REV P1 received 11/03/2021
Plans - Proposed Unit Type 02 WCH PAR_HTA-A_DR_3002 REV P1 received
11/03/2021

Plans - Proposed Unit Type 03 PAR_HTA-A_DR_3003 REV P1 received 11/03/2021
Plans - Proposed Unit Type 04 PAR_HTA-A_DR_3004 REV P1 received 11/03/2021
Plans - Proposed Unit Type 05 PAR_HTA-A_DR_3005 REV P1 received 11/03/2021
Plans - Proposed Unit Type 06 PAR_HTA-A_DR_3006 REV P1 received 11/03/2021

Other Documents

Document Lighting Assessment 784-A117176 Rev 4 received 11/03/2021
Noise impact assessment 784-A117176 Rev 1 received 11/03/2021
Document Statement of Community Involvement received 11/03/2021

Energy statement SAP Calculations received 11/03/2021

Energy statement HTA Sustainability _ Energy Statement Version 2 received
11/03/2021

Daylight/Sunlight assessment Herrington received 17/03/2021

Document BREEAM Assessment - Land Use _ Ecology includes PEA received
11/03/2021
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Land contamination assessment 5012695-RDG-XX-ST-DOC-C- received
11/03/2012

Document Fire Strategy Report Issue 6 BWC/FS/1471/V6 received 11/03/2021
Document Commercial Accomodation Marketing Strategy received 11/03/2021
Document Whole Life Carbon Assessment received 11/03/2021

Transport assessment/statement 1000006683 received 11/03/2021
Document Framework Travel Plan 1000006683 received

Ecology assessment/Nature conservation received 18/03/2020

Air quality assessment A117176 received 11/03/2021

Arboricultural statement 178190 received 11/03/2021

Daylight/Sunlight assessment HTA received 11/03/2021

Design and access statement received 11/03/2021

Document Circular Economy Statement received 11/03/2021

Flood risk assessment A097774 Rev F received 11/03/2021

Time limit for implementing this permission and the approved plans

2. The development hereby permitted shall be begun before the end of three
years from the date of this permission.

Reason:
As required by Section 91 of the Town and Country Planning Act 1990 as
amended.

Permission is subject to the following Pre-Commencements Condition(s)
Permission is subject to the following Pre-Commencements Condition(s)
Permission is subject to the following Pre-Commencements Condition(s)
Permission is subject to the following Pre-Commencements Condition(s)
Permission is subject to the following Pre-Commencements Condition(s)

3. Prior to the commencement of any development

a) A detailed remediation strategy to bring the site to a condition suitable for
the intended use by removing unacceptable risks to human health, buildings
and other property and the natural and historical environment shall be
prepared and submitted to the Local Planning Authority for approval in
writing. The scheme shall ensure that the site would not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990
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in relation to the intended use of the land after remediation. The approved
remediation scheme (if one is required) shall be carried out in accordance
with its terms prior to the commencement of development other than that
required to carry out remediation, unless otherwise agreed in writing by the
Local Planning Authority. The Local Planning Authority shall be given two
weeks written notification of commencement of the remediation scheme
works.

b) Following the completion of the measures identified in the approved
remediation strategy, a verification report providing evidence that all work
required by the remediation strategy has been completed shall be submitted
to and approved in writing by the Local Planning Authority.

c) In the event that contamination is found at any time when carrying out the
approved development that was not previously identified, it shall be reported
in writing immediately to the Local Planning Authority, and a scheme of
investigation and risk assessment, a remediation strategy and verification
report (if required) shall be submitted to the Local Planning Authority for
approval in writing, in accordance with a-c above.

Reason

To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the
development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors in accordance with saved
policy 3.2 "Protection of amenity' of the Southwark Plan (2007), strategic
policy 13" High environmental standards' of the Core Strategy (2011) and the
National Planning Policy Framework 2019."

() Prior to the commencement of development hereby approved, the
following components of a scheme to deal with the risks associated with
contamination of the site shall each be submitted to and approved, in writing,
by the Local Planning Authority:

1. A site investigation scheme, based on the document '‘Ground Conditions
Desktop Study' by WYG (reference A097774 dated May 2016) to provide
information for a detailed assessment of the risk to all receptors that may be
affected, including those off site.

2. The results of the site investigation and detailed risk assessment referred
to in (1) and, based on these, an options appraisal and remediation strategy
giving full details of the remediation measures required and how they are to
be undertaken.

3. A verification plan providing details of the data that will be collected in
order to demonstrate that the works set out in the remediation strategy in (2)
are complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.
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(i) The development shall be implemented in full accrodnace with the details
approved udner Part (i)

(iii) Prior to occupation of the development, a verification report
demonstrating completion of the works set out in the approved remediation
strategy (Part i above) and the effectiveness of the remediation shall be
submitted to and approved, in writing, by the local planning authority. The
report shall include results of sampling and monitoring carried out in
accordance with the approved verification plan to demonstrate that the site
remediation criteria have been met. It shall also include any plan (a 'long-
term monitoring and maintenance plan’) for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action, as
identified in the verification plan, if appropriate, and for the reporting of this to
the local planning authority. Any long-term monitoring and maintenance plan
shall be implemented as approved.

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

Reason: To ensure that the development does not contribute to, and is not
put at unacceptable risk from or adversely affected by, unacceptable levels
of water pollution in line with the National Planning Policy Framework
(NPPF) (Paragraph 170). The site is located over a Secondary Aquifer and it
is understood that the site may be affected by historic contamination.

Prior to works commencing, including any demolition, an Arboricultural
Method Statement shall be submitted to and approved in writing by the Local
Planning Authority.

a) A pre-commencement meeting shall be arranged, the details of which
shall be notified to the Local Planning Authority for agreement in writing prior
to the meeting and prior to works commencing on site, including any
demolition, changes to ground levels, pruning or tree removal.

b) A detailed Arboricultural Method Statement showing the means by which
any retained trees on or directly adjacent to the site are to be protected from
damage by demolition works, excavation, vehicles, stored or stacked
building supplies, waste or other materials, and building plant, scaffolding or
other equipment, shall then be submitted to and approved in writing by the
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Local Planning Authority. The method statements shall include details of
facilitative pruning specifications and a supervision schedule overseen by an
accredited arboricultural consultant.

c) Cross sections shall be provided to show surface and other changes to
levels, special engineering or construction details and any proposed activity
within root protection areas required in order to facilitate demolition,
construction and excavation.

The existing trees on or adjoining the site which are to be retained shall be
protected and both the site and trees managed in accordance with the
recommendations contained in the method statement. Following the pre-
commencement meeting all tree protection measures shall be installed,
carried out and retained throughout the period of the works, unless otherwise
agreed in writing by the Local Planning Authority. In any case, all works
must adhere to BS5837: (2012) Trees in relation to demolition, design and
construction and BS3998: (2010) Tree work - recommendations.

If within the expiration of 5 years from the date of the occupation of the
building for its permitted use any retained tree is removed, uprooted is
destroyed or dies, another tree shall be planted at the same place and that
tree shall be of such size and species, and shall be planted at such time, as
may be specified in writing by the Local Planning Authority.

Reason

To avoid damage to the existing trees which represent an important visual
amenity in the area, in accordance with The National Planning Policy
Framework 2019 Parts 7, 8, 11 & 12 and policies of The Core Strategy 2011:
SP11 Open spaces and wildlife; SP12 Design and conservation; SP13 High
environmental standards, and Saved Policies of The Southwark Plan 2007:
Policy 3.2 Protection of amenity; Policy 3.12 Quality in Design; Policy 3.13
Urban Design and Policy 3.28 Biodiversity.

No works (excluding demolition and site clearance) shall commence until full
details of the proposed surface water drainage system incorporating
Sustainable Drainage Systems (SuDS) have been submitted to and
approved in writing by the Local Planning Authority, including detailed
design, size and location of attenuation units and details of flow control
measures. The strategy should achieve a reduction in surface water runoff
rates during the 1% Annual Exceedance Probability (AEP) event plus climate
change allowance, as detailed in the [Flood Risk Assessment / Drainage
Strategy] prepared by WYG Engineering Ltd (dated June 2021). The
applicant must demonstrate that the site is safe in the event of
blockage/failure of the system, including consideration of exceedance flows.
The site drainage must be constructed to the approved details.

Reason: To minimise the potential for the site to contribute to surface water
flooding in accordance with Southwark's Strategic Flood Risk Assessment
(2017) and Policy Sl 13 of the London Plan (2021).
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Prior to commencement of each building hereby approved detailed plans
shall be submitted to and approved in writing by the local planning authority
demonstrating the provision of sufficient ducting space for full fibre
connectivity infrastructure within the development. The development shall be

carried out in accordance with these plans and maintained as such in
perpetuity.

Reason: To provide high quality digital connectivity infrastructure to

contribute to London's global competitiveness in accordance with Policy S16

of the London Plan (2021)

Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)

GREEN ROOFS FOR BIODIVERSITY

Before any above grade work hereby authorised begins, details of the
biodiversity (green/brown) roof(s) shall be submitted to and approved in
writing by the Local Planning Authority. The biodiversity (green/brown)
roof(s) shall be:

* biodiversity based with extensive substrate base (depth 80-150mm);

* laid out in accordance with agreed plans; and

* planted/seeded with an agreed mix of species within the first planting
season following the practical completion of the building works (focused on
wildflower planting, and no more than a maximum of 25% sedum coverage).

The biodiversity (green/brown) roof shall not be used as an amenity or sitting
out space of any kind whatsoever and shall only be used in the case of
essential maintenance or repair, or escape in case of emergency.

The biodiversity roof(s) shall be carried out strictly in accordance with the
details so approved and shall be maintained as such thereatfter.
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Discharge of this condition will be granted on receiving the details of the
green/brown roof(s) and Southwark Council agreeing the submitted plans,
and once the green/brown roof(s) are completed in full in accordance to the
agreed plans. A post completion assessment will be required to confirm the
roof has been constructed to the agreed specification.

Reason:

To ensure the development provides the maximum possible provision
towards creation of habitats and valuable areas for biodiversity in
accordance with: Policies 2.18 (Green Infrastructure: the Multifunctional
Network of Green and Open Spaces), 5.3 (Sustainable Design and
Construction), 5.10 (Urban Greening) and 5.11 (Green Roofs and
Development Site Environs) of the London Plan 2016; Strategic Policy 11
(Design and Conservation) of the Core Strategy 2011, and; Saved Policy
3.28 (Biodiversity) of the Southwark Plan 2007.

HARD AND SOFT LANDCAPING

Before any above grade work hereby authorised begins, detailed drawings of
a hard and soft landscaping scheme showing the treatment of all parts of the
site not covered by buildings (including cross sections, surfacing materials of
any parking, access, or pathways layouts, materials and edge details), shall
be submitted to and approved in writing by the Local Planning Authority. The
landscaping shall not be carried out otherwise than in accordance with any
such approval given and shall be retained for the duration of the use.

The planting, seeding and/or turfing shall be carried out in the first planting
season following completion of building works and any trees or shrubs that is
found to be dead, dying, severely damaged or diseased within five years of
the completion of the building works OR five years of the carrying out of the
landscaping scheme (whichever is later), shall be replaced in the next
planting season by specimens of the same size and species in the first
suitable planting season. Planting shall comply to BS: 4428 Code of practice
for general landscaping operations, BS: 5837 (2012) Trees in relation to
demolition, design and construction and BS 7370-4:1993 Grounds
maintenance Recommendations for maintenance of soft landscape (other
than amenity turf).

Reason:

So that the Council may be satisfied with the details of the landscaping
scheme, in accordance with: Chapters 8, 12, 15 and 16 of the National
Planning Policy Framework 2019; Strategic Policies 11 (Open Spaces and
Wildlife), 12 (Design and conservation) and 13 (High Environmental
Standards) of The Core Strategy 2011, and; Saved Policies 3.2 (Protection
of Amenity), 3.12 (Quality in Design) 3.13 (Urban Design) and 3.28
(Biodiversity) of the Southwark Plan 2007.
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SAMPLE MATERIALS/PANELS/BOARDS

Prior to above grade works commencing, material samples/sample-
panels/sample-boards of all external facing materials to be used in the
carrying out of this permission shall be [presented on site/submitted to] and
approved in writing by the Local Planning Authority; the development shall
not be carried out otherwise than in accordance with any such approval
given.

Reason:

In order to ensure that these samples will make an acceptable contextual
response in terms of materials to be used, and achieve a quality of design
and detailing in accordance with The National Planning Policy Framework
2019, Strategic Policy 12 - Design and Conservation of The Core Strategy
2011 and Saved Policies: 3.12 Quality in Design and 3.13 Urban Design of
The Southwark Plan 2007.

(i) Before any above grade work hereby authorised begins, details of security
measures (which shall demonstrate that the development has been
designed to comply with Secure by Design Principles as far as practically
possible) shall be submitted to and approved in writing by the Local Planning
Authority.

(i) Any such security measures as approved under Part (i) shall be
implemented prior to first occupation

REASON
In the interests of securing well designed, safe and secure buildings and
neighbourhoods in accordance with Policy P15 of the New Southwark Plan

FIT-OUT OF THE Blc LIGHT INDUSTRIAL FLOORSPACE TO A
SPECIFICATION SUITABLE FOR Blc LIGHT INDUSTRIAL USE

(i) Prior to the completion of the superstructure on either Block A or B hereby
approved, full particulars shall be submitted to and approved by the Local
Planning Authority of a scheme showing that the parts of the commercial
floorspace to be used for B1C (or Use Class E G (ii) and E G (iii)) ) light
industrial purposes will be fitted-out to an appropriate level for B1C (or Use
Class E G (ii) and E G (iii) ) light industrial use. The patrticulars referred to in
the preceding sentence shall include details of the mechanical and electrical
fit-out of the units, heating and cooling provision, sprinklers, and the
provision of kitchen and toilet facilities.

(i) The commercial units to be used for B1C (or Use Class E G (i) and E G
(ii) ) light industrial purposes shall be contructed and fitted out in full
accordance with the details approved under Part (i) unless otherwise agreed
in writing.
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(ii) Practical completion of the B1C (or Use Class E G (ii) and E G (iii) ) light
industrial fit out for the units within Block A and B shall be completed before
the practical completion or any occupation of the residential component of
the development hereby approved.

REASON

To ensure that the comemrcial B1C (or Use Class E G (ii) and E G (iii) ) units
are provided to an acceptable standard and made available for occupation
as early as possible in the interests of protecting the industial use of the site
in accordance with London Plan Policies GG5, E2, E4 and E7 (2021), Saved
Policy 1.2 of the Southwark Plan (2007), Core Strategy Strategic Policy 10
(2011) and the Emerging New Southwark Plan Site Allocation 22: Burgess
Business Park

The habitable rooms within the development sharing a party ceiling/floor
element with commercial premises shall be designed and constructed to
provide reasonable resistance to the transmission of sound sufficient to
ensure that noise due to the commercial premises does not exceed NR20
when measured as an LAeq across any 5 minute period.

Prior to the commencement of above ground works a report shall be
submitted to and approved in writing by the LPA detailing acoustic
predictions and mitigation measures to ensure the above standard is met.

The development shall be carried out in accordance with the approval given
and the approved scheme shall be permanently maintained thereafter.

Reason:

To ensure that the occupiers and users of the proposed development do not
suffer a loss of amenity by reason of noise nuisance and other excess noise
from activities within the commercial premises accordance with strategic
policy 13 'High environmental standards' of the Core Strategy (2011), saved
Policy 3.2 Protection of Amenity of the Southwark Plan (2007) and the
National Planning Policy Framework 2019.

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

Reason: To ensure that the development does not harm groundwater
resources in line with the National Planning Policy Framework (NPPF)
(Paragraph 170). The developer should be aware of the potential risks
associated with the use of piling where contamination is an issue. Piling or
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other penetrative methods of foundation design on contaminated sites can
potentially result in unacceptable risks to underlying groundwaters. We
recommend that where soil contamination is present, a risk assessment is
carried out in accordance with our guidance 'Piling into Contaminated Sites'.
We will not permit piling activities on parts of a site where an unacceptable
risk is posed to controlled waters.

Whilst the principles and installation of sustainable drainage schemes are to
be encouraged, 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, which may be given for those parts
of the site where it has been demonstrated that there is no resultant
unacceptable risk to controlled waters. The development shall be carried out
in accordance with the approval details.

Reason: To ensure that the development does not contribute to, and is not
put at unacceptable risk from or adversely affected by, unacceptable levels
of water pollution caused by mobilised contaminants. This is in line with the
National Planning Policy Framework (NPPF) (Paragraph 170). Infiltrating
water has the potential to cause remobilisation of contaminants present in
shallow soil/made ground which could ultimately cause pollution of
groundwater.

Prior to the commencement of above grade works a Lighting Plan shall be
submitted to and approved by the Local Planning Authority.

The recommended lighting specification using LED's (at 3 lux) because they
have little UV. The spectrum recommended is 80% amber and 20% white
with a clear view, no UV, horizontal light spread ideally less that 70° and a
timer.

Reason: To ensure compliance with the Habitats Regulations and the
Wildlife & Countryside Act 1981 (as amended).

() Prior to the commencement of above ground works full details including a
method statement shall be submitted to and approved in writing, setting out
how the boundary wall between the application site and the adjacent
Burgess Park SINC will be constructed.

(ii) In preparing the detailed method statement to satisfy Part (i) the applicant
should investigate the possibility of using the foundations of the existing wall
S0 as not to impact on any tree roots.

(i) The wall shall be constructed in full accordance with the details approved
udner Part (i) prior to any occupation of the development hereby approved.
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REASON
To ensure adequate protection of the existing trees and SINC in accordance
withSaved Policy 3.28 of the Southwark Plan (2007)

(i) Prior to commencement of above grade works, full details of the number
and location of bird and bat nesting boxes / bricks and insect towers shall be
submitted to and approved in writing by the Local Planning Authority.

(i) The details shall include the exact location, specification and design of
the habitats. The boxes / bricks/towers shall be installed with the
development prior to the first occupation of the building to which they form
part or the first use of the space in which they are contained.

(iif) The nesting boxes / bricks/towers shall be installed strictly in accordance
with the details so approved, shall be maintained as such thereafter.

(iiif) Discharge of this condition will be granted on receiving the details of the
nest/roost features and mapped locations and Southwark Council agreeing
the submitted plans, and once the nest/roost features are installed in full in
accordance to the agreed plans. A post completion assessment will be
required to confirm the nest/roost features have been installed to the agreed
specification.

Reason: To ensure the development provides the maximum possible
provision towards creation of habitats and valuable areas for biodiversity in
accordance with Policy 3.28 of the Southwark Plan and Strategic Policy 11
of the Southwark Core strategy.

Permission is subject to the following Pre-Occupation Condition(s)
Permission is subject to the following Pre-Occupation Condition(s)
Permission is subject to the following Pre-Occupation Condition(s)

19.

The dwellings hereby permitted shall be designed to ensure that the
following internal noise levels are not exceeded due to environmental noise:

Bedrooms - 35dB LAeq Tt, 30 dB L Aeq T*, 45dB LAFmax T *
Living and Dining rooms- 35dB LAeq T t

* - Night-time - 8 hours between 23:00-07:00

T - Daytime - 16 hours between 07:00-23:00

This shall be achieved by following the recommendations for glazing
presented in the submitted Noise Assessment report by WYG, reference
A097774, June 2018. Mechanical ventiallation will be required in order to



20.

21.

120

meet this condition. Additional trickle vents must have acoustic insulation to
ensure that the above requirements are achieved.

Following completion of the development and prior to occupation, a
validation test shall be carried out on a relevant sample of premises that face
the adjacent vehicle servicing centre. The results shall be submitted to the
LPA for approval in writing. The approved scheme shall be implemented and
permanently maintained thereafter.

Reason:

To ensure that the occupiers and users of the development do not suffer a
loss of amenity by reason of excess noise from environmental and
transportation sources in accordance with strategic policy 13 'High
environmental standards' of the Core Strategy (2011) saved policies 3.2
'Protection of amenity' and 4.2 'Quality of residential accommodation' of the
Southwark Plan (2007), and the National Planning Policy Framework 2019

Before the first occupation of the development hereby approved 1 disabled
parking space as shown on the drawing(s) shall be made available and
retained for the purposes of car parking for the disabled for as long as the
development is occupied. The disabled space shall be fitted with an electric
vehicle charger point. The space shall be maintained in perpetuity.

Reason:

To ensure that the parking space for disabled people is provided and
retained and that more sustainable modes of transport are encouraged in
accordance with: The National Planning Policy Framework 2019; Strategic
Policy 2 (Sustainable Transport) of the Core Strategy 2011, and; Saved
Policies 3.1 (Environmental Effects) and 5.2 (Transport Impacts) and 5.7
(Parking Standards for Disabled People and the Mobility Impaired) of the
Southwark Plan 2007.

No dwelling shall be occupied until a drainage verification report prepared by
a suitably qualified engineer has been submitted to and approved in writing
by the Local Planning Authority. The report shall provide evidence that the
drainage system (incorporating SuDS) has been constructed according to
the approved details and specifications (or detail any minor variations where
relevant) as detailed in the [document title] prepared by WYG Engineering
Ltd (dated June 2021), and shall include plans, photographs and national
grid references of key components of the drainage network such as surface
water attenuation structures, flow control devices and outfalls. The report
shall also include details of the responsible management company.

Reason: To ensure the surface water drainage complies with Southwark's
Strategic Flood Risk Assessment and Policy SI 13 of the London Plan
(2021).
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Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)

22.

23.

24.

RESTRICTION ON THE INSTALLATION OF ROOF PLANT

No roof plant, equipment or other structures, other than as shown on the
plans hereby approved or approved pursuant to a condition of this
permission, shall be placed on the roof or be permitted to project above the
roofline of any part of the building[s] as shown on elevational drawings or
shall be permitted to extend outside of the roof plant enclosure[s] of any
building[s] hereby permitted.

Reason:

In order to ensure that no additional plant is placed on the roof of the building
in the interest of the appearance and design of the building and the visual
amenity of the area in accordance with The National Planning Policy
Framework 2019, Strategic Policy 12 - Design and Conservation of The Core
Strategy 2011 and Saved Policies 3.2 Protection of Amenity and 3.13 Urban
Design of the Southwark Plan 2007.

RESTRICTION ON THE INSTALLATION OF APPURTENANCES ON THE
ELEVATIONS

No meter boxes, flues, vents or pipes [other than rainwater pipes] or other
appurtenances not shown on the approved drawings shall be fixed or
installed on the street elevation[s] of the building([s].

Reason:

To ensure such works do not detract from the appearance of the building (s)
in accordance with: the National Planning Policy Framework 2019; Strategic
Policy 12 (Design and Conservation) of the Core Strategy 2011, and; Saved
Policies 3.12 (Quality in Design) and 3.13 (Urban Design) of the Southwark
Plan 2007.

Notwithstanding the Town and Country Planning Act General Permitted
Development Order 2015 (or amendment or re-enactment thereof) there
shall be no lights installed on the balconies hereby approved and any
maintenance, repair or replacement balustrading shall comprise solid
balustrades with a minimum height of 850mm above FFL to minimise light
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spillage into the SINC.

REASON

Additional external lighting or a change in material to the solid balustrades
hereby approved could have an adverse impact on ecology and biodivsery
within the adjacent Burgess Park SINC which would be contrary to London
Plan Policy G6 (2021), Saved Policy 3.28 Biodiversity of the Southwark Plan
(2007) and NSP Policy P59.

The Rated sound level from any plant, together with any associated ducting
shall not exceed the Background sound level (LA90 15min) at the nearest
noise sensitive premises. Furthermore, the plant Specific sound level shall
be 10dB(A) or more below the background sound level in this location. For
the purposes of this condition the Background, Rating and Specific sound
levels shall be calculated in full accordance with the methodology of
BS4142:2014 +A1:2019

Reason:

To ensure that occupiers of neighbouring premises do not suffer a loss of
amenity by reason of noise nuisance or the local environment from noise
creep due to plant and machinery in accordance with the National Planning
Policy Framework 2019, Strategic Policy 13 High Environmental Standards
of the Core Strategy 2011 and Saved Policy 3.2 Protection of Amenity of the
Southwark Plan (2007).

CPZ PARKING PERMIT EXCLUSION

No developer, owner or occupier of any part of the development hereby
permitted, with the exception of disabled persons, shall seek, or will be

allowed, to obtain a parking permit within the controlled parking zone in
Southwark in which the application site is situated.

Reason:

To ensure compliance with: Strategic Policy 2 (Sustainable Transport) of the
Core Strategy 2011, and; Saved Policy 5.2 (Transport Impacts) of the
Southwark Plan 2007.

RESTRICTION ON USE WITHIN THE USE CLASS HEREBY PERMITTED

Notwithstanding the provisions of the Town and Country Planning (Use
Classes) Order 1987 and any associated provisions of the Town and
Country Planning General Permitted Development Order (including any
future amendment of enactment of those Orders) the commercial floorspace
hereby approved shall be used for B1C (or Use Class E G (ii) and E G (iii) )
purposes only unless otherwise agreed by way of a formal application for



123

planning permission.

Reason:

In order to ensure that the site continues to provide commercial floorspace
which can accomodate light industrial uses in accordance with the
designated industrial use of the site and to comply with London Plan
Policies GG5, E2, E4 and E7 (2021), Saved Policy 1.2 of the Southwark
Plan (2007), Core Strategy Strategic Policy 10 (2011) and the Emerging
New Southwark Plan Site Allocation 22: Burgess Business Park

Informatives

1 Thames Water - Waste

A Groundwater Risk Management Permit from Thames Water will be required for
discharging groundwater into a public sewer. Any discharge made without a
permit is deemed illegal and may result in prosecution under the provisions
of the Water Industry Act 1991. We would expect the developer to
demonstrate what measures he will undertake to minimise groundwater
discharges into the public sewer. Permit enquiries should be directed to
Thames Water's Risk Management Team by telephoning 02035779483 or
by emailing wwgriskmanagement@thameswater.co.uk Application forms
should be completed on line via www.thameswater.co.uk/wastewaterquality.”

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 our guide 'working near our assets' to
ensure your workings are in line with the necessary processes you need to
follow if you're considering working above or near our pipes or other
structures.https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-your-development/Working-near-or-diverting-our-pipes. Should
you require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to
Friday, 8am to 5pm) Write to: Thames Water Developer Services,
Clearwater Court, Vastern Road, Reading, Berkshire RG1 8DB

With regard to surface water drainage, Thames Water would advise that if the
developer follows the sequential approach to the disposal of surface water
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we would have no objection. Where the developer proposes to discharge to
a public sewer, prior approval from Thames Water Developer Services will
be required. Should you require further information please refer to our
website. https://developers.thameswater.co.uk/Developing-a-large-
site/Apply-and-pay-for-services/Wastewater-services

2 Water Comments

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're planning significant works near our mains (within 3m) we'll 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 our guide
working near or diverting our pipes.
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-
development/Working-near-or-diverting-our-pipes

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 our guide 'working near our assets' to
ensure your workings are in line with the necessary processes you need to
follow if you're considering working above or near our pipes or other
structures. https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-your-development/Working-near-or-diverting-our-pipes. Should
you require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk

Thames Water will aim to provide customers with a minimum pressure of 10m head
(approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves
Thames Waters pipes. The developer should take account of this minimum
pressure in the design of the proposed development.

If you are planning on using mains water for construction purposes, it's important you
let Thames Water know before you start using it, to avoid potential fines for
improper usage. More information and how to apply can be found online at
thameswater.co.uk/buildingwater.

3 If any parks land is temporarily required to facilitate this development e.qg.
scaffold/hoarding etc. a licence shall be required from the Parks Service to
permit any access. No access shall be permitted on council land without
prior agreement with the Parks Service. Measures to protect existing trees
shall be required as part of the licence. Please note a licence fee shall be
applicable. Early notice is required for this process, min 8 weeks. Please
note as the adjacent land is designated a SINS, there is no guarantee a
licence will be granted.
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Item No.
6.2

Classification: |Date: Meeting Name:
OPEN 6 July 2021 Planning Committee

Report title:

Development Management planning application:
Application 21/AP/1104 for: FULL PLANNING APPLICATION

Address:

Shopping Centre Site Elephant And Castle, 26 28 30 and 32 New
Kent Road, Arches 6 And 7 Elephant Road and London College Of
Communications Site, London SE1

Proposal:

Minor material amendments to planning permission 20/AP/3675 (for
Phased, mixed-use redevelopment of the existing Elephant and
Castle shopping centre and London College of Communication sites
comprising the demolition of all existing buildings and structures and
redevelopment to comprise buildings ranging in height from single
storey to 35 storeys above multi-level and single basements, to
provide a range of uses including residential (use class C3), retail
(use Class A1-A4), office (Use Class B1), Education (use class D1),
assembly and leisure (use class D2) and a new station entrance and
station box for use as a London underground operational railway
station, means of access, public realm and landscaping works,
parking and cycle storage provision, plant and servicing areas, and a
range of other associated and ancillary works and structures.

Ward(s) or
groups
affected:

North Walworth, St George’s

From:

Director of Planning and Growth

Application Start Date  08.04.2021 |Application Expiry Date 29.07.2021

Earliest Decision Date  25.06.2021
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ELEPHANT AND CASTLE SHOPPING CENTRE
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Representations From Members Of The Public

Total number of neighbours notified | 4,110 by letter, site and press notices

Total number of contributions |9
received

2 objections, 7 supports

RECOMMENDATION

a) That planning permission be granted subject to conditions, referral to the
Greater London Authority (GLA), and a variation and endorsement to the s106
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agreement for planning permission 16/AP/4458.

b) That the environmental information be taken into account as required by
Regulation 26 of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017.

c¢) That following issue of the decision it be confirmed that the Director of Planning
and Growth shall place a statement on the Statutory Register pursuant to
Regulation 30 of the Town and Country Planning (Environmental Impact
Assessments) Regulations and that for the purposes of Regulation 30(1)(d) the
main reasons and considerations on which the Local Planning Authority's decision
is based shall be set out as in this report, and shall inform the Secretary of State
of the decision.

EXECUTIVE SUMMARY

This application relates to the Elephant and Castle shopping centre and London
College of Communications (LCC) sites which sit in the heart of Elephant and
Castle, an area which is undergoing a period of significant transformation. In
January 2019 planning permission was granted for a comprehensive
redevelopment of these sites comprising a new shopping centre, a new education
building, new leisure floorspace, flexible space, a station box which would be
fitted out by TfL to provide a new ticket hall for the Northern Line, and 979
residential units within the private rented sector. In the existing permission, and in
this report, the shopping centre site (including a number of buildings on New Kent
Road and two railway arches on Elephant Road) is describes as the east site, and
the existing LCC campus is described as the west site. The redevelopment was
granted permission under reference 16/AP/4458 and is described in this report as
the original permission.

The shopping centre closed in September 2020 and demolition of the buildings on
the east site is now well underway. In March 2021 the original permission was
amended to incorporate an enlarged station box to increase capacity and improve
accessibility in the new Northern Line ticket hall, and to future-proof it for
connection with the Bakerloo Line extension if this project is delivered. This
permission is reference 20/AP/3675, and it is this later permission that the current
s73 application seeks to amend.

The changes primarily relate to the east site and broadly comprise:
e amendments to the land use quantums;
e amendments to the residential unit mix, quantum and amenity space
provision,
e minor alterations to the building heights, elevations and positioning; and
e alterations to pedestrian routes and walkways;
e amendments to and deletion of a number of conditions.

The proposed amendments would deliver additional retail, leisure and education
floorspace which would be consistent with the town centre policies in the adopted
development plan, and would help to strengthen the role of Elephant and Castle
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as a major town centre. The equalities impacts of the existing permissions were
considered in full and a range of mitigation measures were secured through a
s106 agreement. The equalities impacts of the amendments have been taken
into account, and are generally considered to be positive.

A key component of the existing permissions is the provision of a new education
building for the LCC which would move from its current home on the west site to
a more prominent and accessible location on the east site. The LCC is an
important asset to the town centre, attracting large numbers of visitors to the area
in addition to its 5,800 students and 454 full-time equivalent members of staff.
The college, together with London South Bank University on London Road, form
Southwark’s university quarter, providing excellent opportunities for learning and
innovation. The LCC has identified a need for additional floorspace which would
be delivered through this application. This would help to secure its long term
future in the heart of Elephant and Castle and is considered to be a very positive
aspect of the proposal.

The application also proposes to introduce a large quantum of employment space
into the east site which would be consistent with the adopted development plan
and the draft New Southwark Plan. It would be high quality and would include
10% affordable workspace which would be secured through the s106 agreement.
The working population it would introduce would help to support the shops and
services in the local area by increasing footfall at a time when high street
shopping is facing significant challenges, and this is also considered to be a very
positive aspect of the proposal.

The application would provide four additional residential units and would
reconfigure a number of others to create 77 additional habitable rooms in the
development. 35% of these additional habitable rooms would be delivered as
affordable housing, comprising 3 social rent equivalent units and 4 London Living
Rent units which would comply with policy P4 ‘Private rented homes’ of the draft
New Southwark Plan and would maintain the 35% affordable housing which was
secured through the existing permissions. The new and reconfigured residential
units would be of good quality, and would provide a policy compliant mix of units
and wheelchair accessible housing.

The design changes now sought are considered to be positive, including
significant improvements to the Elephant and Castle and Walworth Road
frontages to provide greater animation to these streets, and the proposal would
open up the first floor retail walkways which would improve the shopping
environment. When compared to the existing permissions the amendments would
not result in any significant loss of amenity to neighbouring properties or any
different or additional environmental impacts including transport impacts, impacts
on noise and vibration, air quality, ground conditions, water resources, flood risk,
wind microclimate and archaeology. The east site energy strategy would be
amended to utilise excess capacity in an existing energy centre on an adjoining
site in line with the policy priority to connect to district networks, and an additional
contribution towards the Council’s carbon off-set green fund would be provided.

10.

The deletion of and amendments to a number of conditions are considered to be
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acceptable, and would not undermine the Council’s ability to ensure high quality
design in the built scheme.

11.

The application is made under s73 of the Town and Country Planning Act, for
‘minor material amendments’ to the existing permission granted under
20/AP/3675. The limitations inherent in considering s73 applications mean that
consideration is limited to the aspects of the application where changes have
been sought, and cannot revisit aspects of the scheme which are unchanged from
the existing permission. In this case, the changes are primarily the introduction of
additional office space, and the introduction of a small number of additional
residential rooms. This means, for example, that policies introduced or amended
since the original decision was made can be applied to the office space and the
additional residential rooms, but not the homes which have already been
consented.

12.

Notwithstanding this position, the applicant has sought to address a number of
new policy requirements introduced by the 2021 London Plan including fire safety
and urban greening, and these are considered in full below.

13.

Two representations have been received objecting to the application and 7
representations have been received in support, and these are set out in full later
in the report.

14.

Overall the amendments are considered to be very positive, and the applicant
considers that they are required in order to respond to changes in the market
since the original permission was granted, and following further consideration of
the design and layouts. The amendments would increase the leisure, education
and employment floorspace in the heart of the town centre, would deliver
improvements to the design and the quality of the public realm, and would deliver
additional housing including 35% affordable housing with a policy compliant
tenure split. The application is considered to be in overall compliance with the
development plan as a whole, and officers therefore recommend that planning
permission be granted. An endorsement and Deed of Variation (DoV) to the
existing s106 agreement would be required to capture the additional obligations
secured under this permission.

BACKGROUND INFORMATION

Site location and description

15.

The site is located at the heart of the Elephant and Castle Opportunity Area which
covers an area spanning 122 hectares. The Opportunity Area extends just beyond
St George’s Circus to the north, New Kent Road to the east, Walworth Road as
far as Burgess Park to the south, and Kennington Park Road to the west; the
borough boundary with Lambeth is approximately 160m to the south-west.
Located on what for centuries was the main road into London from the south,
Elephant and Castle has long been a bustling south London centre and is a
transport hub, served by both the Northern and Bakerloo underground lines, a
railway station and numerous bus routes.
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16.

Elephant and Castle is undergoing a period of transformation, with significant
redevelopment taking place. The local planning policy framework for managing
the regeneration of the area is the adopted Elephant and Castle Supplementary
Planning Document / Opportunity Area Planning Framework (SPD / OAPF),
adopted in 2012. The SPD sets out a vision for the area which includes
transforming it into an attractive central London destination, making it a more
desirable place to live for existing and new residents, with excellent shopping,
leisure, learning and cultural facilities, and significant new housing.

17..

The application site comprises two distinct areas located on opposite sides of
Elephant and Castle. They are described in the submission as the east site and
the west site, and they occupy a combined area of 3.56 hectares (ha). The east
site comprises Elephant and Castle Shopping Centre, 26, 28, 30 and 32 New
Kent Road and Arches 6 and 7 Elephant Road, and the west site is the London
College of Communications (LCC) site which sits under the University of the Arts
London (UAL) umbrella. Both parts of the site sit within in the SPD central
character area, and the east site sits within the SPD core area which is to be the
main focus for development activity.

18.

East site - This part of the site measures 2.21ha and is bound by New Kent Road
and a new area of public realm known as the Peninsula to the north (the entrance
to the Bakerloo Line underground station is further north again), an elevated
railway viaduct incorporating Elephant and Castle railway station to the east,
Walworth Road to the south, and Elephant and Castle road to the west. It
contains a number of buildings, the largest of which is the shopping centre with
Hannibal House offices above, and a basement car park and servicing area
below. It formerly contained a range of retail and leisure uses including a
supermarket, bowling alley and bingo hall, together with around 35 market stalls
and 3 retail kiosks at lower ground floor level around the shopping centre in an
area which became known as The Moat. The shopping centre closed on 24t
September 2020, is hoarded, and demolition commenced in January 2021. The
shopping centre formerly provided access to the railway station and this access is
closed and people now use the entrance to the station from Elephant Road
instead. The Northern Line ticket hall which is located in a separate building in
front of the shopping centre continues to be operational.

19.

The east site also includes numbers 26-32 New Kent Road which comprised the
Charlie Chaplin public house, the Coronet Theatre, a newsagents, a dental
surgery and potentially two flats, and these buildings are now partially
demolished. Four railway arches are also included in this part of the site, the
northern two of which provided access / egress to the shopping centre basement,
and two arches to the south of the railway station which are occupied by a
Colombian restaurant (Distriandina) and Elephant Mall which incorporates a
number of uses including retail, a café, a hair salon and English classes.

20.

West site - This part of the site measures 1.35 ha and is bound by St George’s
Road to the north, Elephant and Castle to the east, Brook Drive, Pastor Street
and the Metropolitan Tabernacle (a church with a grade Il listed facade) to the
south, and Oswin Street to the west. The LCC building is a part 4-storey, part 16-
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storey building completed in 1962, with some extensions added thereafter. It
includes a small parking area on the northern part of the site which is accessed
from Oswin Street.

21.

On 10" January 2019 following the completion of a s106 agreement planning
permission was granted for a comprehensive redevelopment of the site, the
description of development for which reads as follows:

Phased, mixed-use redevelopment of the existing Elephant and Castle shopping
centre and London College of Communication sites comprising the demolition of
all existing buildings and structures and redevelopment to comprise buildings
ranging in height from single storey to 35 storeys (with a maximum building height
of 124.5m AOD) above multi- level and single basements, to provide a range of
uses including 979 residential units (use class C3), retail (use Class A1-A4), office
(Use Class B1), Education (use class D1), assembly and leisure (use class D2)
and a new station entrance and station box for use as a London underground
operational railway station; means of access, public realm and landscaping works,
parking and cycle storage provision, plant and servicing areas, and a range of
other associated and ancillary works and structures (reference: 16/AP/4458).

This application was accompanied by an Environmental Statement (ES) which is
described in this report as the 2016 ES. The 2016 ES has been updated to take
into account changes sought through a subsequent application to amend
permission 16/AP/4458, and this is explained further later in the report.

22.

On the east site the consented development is laid out as four plots, E1 to E4
which would be set around a new public square at the centre of the site described
as ‘The Court’. There would be two new streets leading to The Court; Station
Route which would connect the Peninsula with The Court and Elephant and
Castle railway station, and Park Route which would connect Elephant and Castle
with The Court. Railway arches 6 and 7 Elephant Road would be knocked through
to create a new connection from the site to Elephant Road and the new Elephant
Park beyond, albeit that a small retail unit would be provided in one of the arches.
A third route would be created on the southern part of the site, connecting
Walworth Road with The Court, running parallel with the railway viaduct. The
plots would sit above a large servicing basement with a new vehicular access
from New Kent Road. Plot E1 is consented as an education building which has
been designed as a new campus for the LCC which would relocate from the west
site to the east site. This plot would also contain a station box which would be
constructed by the developer and fitted out by TfL to provide a new Northern Line
ticket hall with increased capacity and escalator access. There would be three
residential towers on this part of the site, in plots E2 and E3.

23.

On the west site the consented development is laid out as three plots, W1, W2
and W3 which would sit either side of Pastor Street which currently terminates at
the rear of the Metropolitan Tabernacle. Pastor Street would be extended
northwards to meet St George’s Road, effectively creating a new central street
through the site providing a through-route for pedestrians and limited vehicular
access to a servicing yard at the centre of the site. The west site would be served
by a single level basement accessed via a one-way ramp at the northern end of
Oswin Street. The basement would predominantly sit beneath plot W1 and would
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contain 34 accessible parking spaces, cycle parking, an energy centre, refuse
storage and plant space. The west site would also contain three residential
towers.

24,

4?,
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25.

On 12" March 2021 planning permission was granted for an amendment to
permission 16/AP/4458 comprising the enlargement of the consented station box
and associated minor elevational alterations (20/AP/3675). This was a s73
application for minor material amendments and was required in order to provide
simplified, step-free access between the new ticket hall and the Northern Line
platforms, and to future-proof the station box so that it could accommodate the
Bakerloo Line Extension (BLE) if this project is delivered. In all other respects, for
instance land use mix and housing layouts and numbers, the permission
remained unchanged from that consented in 2019.

26.

The s106 agreement for planning permission 16/AP/4458 (i.e. the original
permission) secured a range of mitigation measures and includes a clause
binding any subsequent s73 permissions to the terms of the s106. As such all
mitigation secured for permission 16/AP/4458 continued to be secured for
permission 20/AP/3675. Application 20/AP/3675 was accompanied by the 2016
ES and an EIA Statement of Conformity letter which effectively amended /
updated the 2016 ES. References in this report to the 2016 ES therefore mean
the amended ES as updated by the EIA Statement of Conformity. It is this more
recent permission, 20/AP/3675 which includes the enlarged station box, which the
applicant now wishes to amend.

Details of proposal
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27.

Planning permission is sought for minor material amendments to planning
permission 20/AP/3675, the development description for which is as follows:

‘Phased, mixed-use redevelopment of the existing Elephant and Castle shopping
centre and London College of Communication sites comprising the demolition of
all existing buildings and structures and redevelopment to comprise buildings
ranging in height from single storey to 35 storeys above multi-level and single
basements, to provide a range of uses including residential (use class C3), retail
(use Class A1-A4), office (Use Class B1l), Education (use class D1), assembly
and leisure (use class D2) and a new station entrance and station box for use as
a London underground operational railway station, means of access, public realm
and landscaping works, parking and cycle storage provision, plant and servicing
areas, and a range of other associated and ancillary works and structures’.

28.

The applicant wishes to vary condition 1 of the permission (approved plans) in
order to make the following changes:

- Amendments to the office, leisure, retail, and educational floorspace areas;

- Amendments to the residential unit mix and quantum;

- Alterations to the residential communal and private amenity space;

- Minor alterations to the building heights, elevations and positioning; and

- Alterations to pedestrian routes and walkways and associated ancillary works

29.

The table below provides a comparison of the various land uses consented under
permission 20/AP/3675 and how they would be amended through this application.

30.

As consented’ and ‘as now proposed’ land uses (east and west sites combined)

Use

Consented
(GIA)

sgm

Proposed sqm (GIA)

Change

Al-A4

18,234

18,606

+372

Flexible use
(A1-A4, B1)

2,860

0

-2,860

B1 (business)

2,860
(this formed part of
the flexible space)

7,019

+7,019

C3 Residential

106,471

104,438

-2,033

D1 (non-
residential

institutions -

education)

41,405

43,870

+2,465

D2 (Assembly
and leisure)

5,743

6,154

+411

Sui generis
(London

Underground)

9,046

9,046

No change

31.

For planning permissions which were received from 15t September 2020 the Town
and Country Planning (Use Classes) (Amendment) Regulations (2020) replaced
a number of use classes including B1, Al, A2 and A3 with a new Class E
(commercial, business, service), and use classes A4 and A5 are now sui-generis
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uses. Whilst this application was received after the regulations came into effect,
legal officers have advised that the previous use classes continue to apply in this
instance, because it is not possible to amend descriptions of development through
s73 applications.

32.

The physical changes proposed to the development are described below for each
of the development plots.

33.

East site

Plot E1 — This is the consented education building which has been designed for
and in conjunction with UAL to provide a new building for the London College of
Communications. Since the original permission was granted UAL has identified a
requirement for additional floorspace, to be dedicated to the field of emerging
studies. This additional floorspace would be provided at first and second floor
levels in lieu of consented retail floorspace and a first floor external walkway. A
consented first floor footbridge would remain, connecting an entrance to the
education building with a first floor retail walkway in plot E2; a consented first floor
footbridge connecting plots E1 and E4 would be omitted. Minor elevation
alterations are proposed to this block including alterations to and omission of
some windows, and the height of the building would increase by 0.2m.

34.

Plot E2 — This is the building to which the most significant changes are proposed,
including a reduction in retail and leisure space in order to provide 7,019sgm of
office floorspace. The office space would be served by a new entrance on
Elephant and Castle, and would span broadly half of the second and third floors
and all of the fourth floor level. Retail space would be retained at ground and first
floor levels, with leisure space at first and second floor levels (with double height
space at level 2). Although the leisure space in this block would be reduced,
additional leisure space would be provided in plot E3 resulting in an overall
increase in leisure floorspace on the east site.

35.

Plot E2 is consented with an external stair and escalator leading from the
peninsula up to a first floor retail walkway. It is now proposed to push the stair
and escalator back approximately 9m into the site and to provide an additional
escalator. The massing of this block would be amended to increase the width of
the first floor walkway from 5.6m to 6.6m, and the walkway would now be partially
open to the sky as opposed to fully overhung by the upper floors. Elevational
alterations are proposed including new glazing for the proposed office space,
metal cladding to the leisure space, amendments to the shopfront design,
relocation of a substation from ground to basement level, and incorporation of
ventilation louvres and digital signage zones overlooking Park route.

36.

Plot E2 as consented
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Plot E2 as now proposed
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38.

Tower 1 sits within this plot, with a footprint formed of two connected squares.
The taller part of the tower would be reduced in height by 2.8m and the lower part
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by 2.395m owing to a reduction in the parapet and floor-to-ceiling heights, and a
0.2m increase in the ground level across the site. The tower would also be re-
positioned approximately 0.7m to the west owing to changes to the efficiencies of
the floor layouts. Consented communal residential gardens at 6" floor level are
shown as being enclosed by full height parapet walls and these would be
replaced with a metal balustrade.

39. | Plot E3 — At first floor level the consented plans show one large retail space with
an external walkway overlooking the court, and a predominantly blank frontage to
Walworth Road. It is now proposed to provide two separate retail spaces, one
accessed from the Court via the external walkway which would increase in width
from 4.4m to 5.7m, resulting in a consequent reduction in the size of the
residential communal gardens above. The other retail space would be in the form
of a market hall, accessed from a new entrance on Walworth Road. Full height
windows would be provided to the market hall at first floor level facing Walworth
Road.

40. | Proposed Walworth Road elevation

Wug
T ggg
Ruamog Oon
SRR oag
i EEmoag 6an
BEOmMOmp onn
B DOoOmEGg aoon
wo DOomEEn noo
| DOmEE0 e
B DOmEED aa8
B oOommcof ihh]
| i @O D@ EEOj (W[N]H] -
P COmEECO} aaoa
4 ODOmECO 01011188
5. | CEEANCE &y
“ﬁﬁﬁmmw ‘“
o Aigyunfs, o NS [
“‘-W- l&‘ :
41. | Excluding the station box, there are two basement levels in the consented

development, level B1 which would be a mezzanine area on the southern part of
the site which is consented for retail floorspace, and level B2 which is the main
volume of the space containing the servicing yard and storage space. At level B1
it is now proposed to provide retail and leisure space rather than just retail, and at
level B2 leisure space would be provided in lieu of the storage space. The leisure
space would be accessed from a new entrance off Walworth Road.
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42.

In the consented development this plot contains two residential towers (towers 2
and 3). The taller part of tower 2 would be reduced by 1.55m and the lower part
by 1.475m. For tower 3, the taller part would be reduced by 1.58m and the lower
part by 1.535m. Full height parapet walls to consented communal gardens at
second floor level would be replaced with a metal balustrade.

43.

Five new residential units would be provided at second floor level comprising 1 X
1-bed and 4 x 2-bed units; they would replace part of a management suite and a
residents’ lounge. A number of other changes to the residential units in this plot
are proposed, and these are set out separately below.

44.

Plot E4 — This is consented as a 4-storey retail building. Minor alterations are
proposed including the provision of toilets at ground floor level, repositioning of
the lifts, extending the retail footprint slightly forward at ground floor level and
chamfering the ground floor footprint next to the railway station; a footbridge
connecting the building with plot E3 would be flipped in plan. At second floor level
a gallery / lobby space into a retail unit would be omitted and the space
incorporated into the retail unit, and a third floor roof retail terrace would be
reduced in size by 55sq (242sqm terrace retained). Minor elevational alterations
are proposed including the provision of projecting screens at first floor level and
the building would increase in height by 0.67m.

45.

Plot E4 from within th Court.
\vy ‘.*’A"\X )
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46. | Amendments to residential units
Plot E2, Tower 1
e Level 7 —replace 2 x 2-bed duplex units with 2 x 3 bedroom duplex units;
o Levels 7-27 replace 21 x 1-bed units with 2-bed units
e Level 18 -replace a 2-bed unit with a 1-bed unit;
o Level 18 —replace a 2-bed unit with a plant room
o Level 21 - replace 2x 1-bed units with a 3-bed unit
Plot E3, Tower 2
o Level 2 — provision of three additional units comprising 1 x 1-bed and 2 x 2-
beds;
o Level 3 -replace 1 x 2-bed duplex unit with a 3-bed duplex unit;
o Level 3 —replace a studio and 2-bed unit with a 3-bed unit.
Plot E3, Tower 3
o Level 2 — provision of two additional 2-bed units.

47. | Associated minor elevational alterations are proposed as a consequence of the
above amendments. Minor changes are also proposed to a number of balconies
which cumulatively equates to a reduction of 74sgqm of private amenity space
which would be off-set through the communal provision.

48. | A number of minor amendments are proposed at basement level including the
provision of additional cycle storage to accommodate the cycle parking for the
new office space.

49. | East site land use summary

Use Existing GIA sgm | As consented | As now proposed
(GIA)  (prior to | GIAsgm GIA sgm
closure)

Al-A4 15,132 17,132 14,644

Flexible (A1-A4, | O 0 0

B1)

B1 (business) | 10,669 0 7,019

Di(non 31,553 41,405 43,870

residential

institution -

education)

D2 (assembly | 12,072 2,895 3,306

and leisure

Sui generis | Unspecified 9,046 9,046

(London

Underground

station)

50. | East site residential summary

Existing (prior to | As consented As now proposed
closure)
No of units 2 481 485 (+4)
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51. | West site
No physical changes are proposed to the west site, only amendments to the land
uses. In plot W3 it is proposed to replace 2,860sgm of flexible space with retail
space, to off-set the reduction in retail space on the east site.
52. | West site land use summary
Use Existing GIA sqm | As consented GIA | As now proposed
(GIA) (prior to | sgm GIA sqm
closure)
Al-A4 0 1,102 3,962
Flexible (A1-|0 2,860 0
A4, B1)
D1 (non | 31,553 0 0
residential
institution -
education)
D2 (assembly | O 2,848 2,848
and leisure
53. | West site residential summary
Existing (prior to | As consented As now proposed
closure)
No of units 0 498 498
Conditions
54. | The applicant also wishes to either delete or amend a number of conditions which
are attached to permission 20/AP/3675 as set out below, and these are described
in detail later in the report.
Deletion of conditions:
25 (green roof to plot E1),
48 (External Noise Levels in Private Amenity Areas)
55. | Amendments to conditions:
19 (Detailed Construction Drawings East Site)
20 (Detailed Construction Drawings Education Building)
26 (Basement Access Detailed Design)
27 (Western Viaduct Boundary)
29 (Public toilets)
31 (Landscaping Scheme)
45 (Sound Insulation: Education)
51 (A3/A4 Opening Hours)
54 (Wind Microclimate)
56. | This application is accompanied by the 2016 ES and an ES Addendum pursuant

to the Town and Country Planning (Environmental Impact Assessment)
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Regulations (2017).

Planning history

S7.

21/AP/1581 - Variation of Schedule 2, part 7 (fit out and opening of the London
Underground Station Box) of the s106 agreement pursuant to planning permission
16/AP/4458 (Phased, mixed-use redevelopment of the existing Elephant and
Castle shopping centre and London College of Communication sites comprising
the demolition of all existing buildings and structures and redevelopment to
comprise buildings ranging in height from single storey to 35 storeys (with a
maximum building height of 124.5m AOD) above multi-level and single
basements, to provide a range of uses including 979 residential units (use class
C3), retail (use Class Al1-A4), office (Use Class B1), Education (use class D1),
assembly and leisure (use class D2) and a new station entrance and station box
for use as a London underground operational railway station; means of access,
public realm and landscaping works, parking and cycle storage provision, plant
and servicing areas, and a range of other associated and ancillary works and
structures) to remove the requirements for details of the timescales for the fit out
and opening of the station box to be provided in a Development Agreement).

This application was GRANTED in May 2021. The change was required owing to
the funding uncertainty TfL is facing resulting from the current global pandemic
which has had a significant impact on revenue. TfL has confirmed that they
remain committed to completing a fitted out station as soon as a financial
settlement is agreed.

This is referred to in this report as the ‘Station Box DoV’

58.

21/AP/1064 - Non-material amendment to planning permission 20/AP/3675 dated
12th March 2021 to vary condition 1 (approved drawings) of planning permission
16/AP/4458 (Phased, mixed-use redevelopment of the existing Elephant and
Castle shopping centre and London College of Communication sites comprising
the demolition of all existing buildings and structures and redevelopment to
comprise buildings ranging in height from single storey to 35 storeys (with a
maximum building height of 124.5m AOD) above multi-level and single
basements, to provide a range of uses including 979 residential units (use class
C3), retail (use Class Al1-A4), office (Use Class B1), Education (use class D1),
assembly and leisure (use class D2) and a new station entrance and station box
for use as a London underground operational railway station; means of access,
public realm and landscaping works, parking and cycle storage provision, plant
and servicing areas, and a range of other associated and ancillary works and
structures comprising the enlargement and reconfiguration of the consented
station box, including the provision of an additional basement level and minor
elevational changes to the station entrance) comprising simplifying the description
of development and removing references to building heights and unit numbers.
This application was GRANTED in April 2021.

This is referred to as the 2021 NMA'. A non-material amendment does not create
a new planning permission.

59.

20/AP/3675 - Minor material amendment under s73 of the Town and Country
Planning Act (1990 (as amended) to vary condition 1 (approved drawings) of
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planning permission 16/AP/4458 (Phased, mixed-use redevelopment of the
existing Elephant and Castle shopping centre and London College of
Communication sites comprising the demolition of all existing buildings and
structures and redevelopment to comprise buildings ranging in height from single
storey to 35 storeys (with a maximum building height of 124.5m AOD) above
multi-level and single basements, to provide a range of uses including 979
residential units (use class C3), retail (use Class Al1-A4), office (Use Class B1),
Education (use class D1), assembly and leisure (use class D2) and a new station
entrance and station box for use as a London underground operational railway
station; means of access, public realm and landscaping works, parking and cycle
storage provision, plant and servicing areas, and a range of other associated and
ancillary works and structures comprising the enlargement and reconfiguration of
the consented station box, including the provision of an additional basement level
and minor elevational changes to the station entrance to:

- enable the new station entrance to serve as the single point of entry / exit for
both Northern and Bakerloo lines in the future;

- facilitate future connection with the Bakerloo line platforms from the ticket hall,
through provision of space for three additional escalators;

- provide simpler step free access routes between the ticket hall and the Northern
line platforms;

- provide an extension to the firefighters' lift shaft to the Bakerloo line connection
level; and

- secure revisions to retain access to an existing London Underground ventilation
shaft.

Planning permission was GRANTED in March 2021.1t is this permission which the
applicant now seeks to amend.

20/AP/2674 - Display of hoarding advertising and wayfinding signage for the
duration of construction works related to the redevelopment of the site, as
approved under application reference 16/AP/4458. Advertisement consent was
GRANTED in November 2020.

60.

20/AP/2357 - Variation to Paragraph 1.3 of Part 7 of Schedule 2 of Section 106
for planning permission 16/AP/4458 Phased, mixed-use redevelopment of the
existing Elephant and Castle shopping centre and London College of
Communication sites comprising the demolition of all existing buildings and
structures and redevelopment to comprise buildings ranging in height from single
storey to 35 storeys (with a maximum building height of 124.5m AOD) above
multi-level and single basements, to provide a range of uses including 979
residential units (use class C3), retail (use Class Al1-A4), office (Use Class B1),
Education (use class D1), assembly and leisure (use class D2) and a new station
entrance and station box for use as a London underground operational railway
station; means of access, public realm and landscaping works, parking and cycle
storage provision, plant and servicing areas, and a range of other associated and
ancillary works and structures. The variation would allow the demolition of the
existing building in advance of a development agreement being concluded with
LUL. This application was AGREED in August 2020.

61.

20/EQ/0076 — Pre-application advice for the amendments to planning permission
LBS reg. no 16/AP/4458. This enquiry related to a range of amendments which
were broadly similar to those which are sought under this current s73 application.
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Officer advice focussed on the design amendments proposed to plot E2, the need
to ensure that retail provision including affordable retail space would not be
reduced, and the quality of the new residential units in plot E3.

62.

20/AP/0681 — ‘Construction of tunnelled connections to the existing Northern Line
platforms from a new station box for the Elephant and Castle London
Underground Northern Line Station’. This application was submitted by London
Underground Ltd and was GRANTED on 29th July 2020. The red line site sits
partially within the red line for permission 16/AP/4458 and extends westwards to
encompass the Northern Line platforms which sit beneath Elephant and Castle.

63.

16/AP/4458 — Details of this application have been provided above. This
permission was the subject of a Judicial Review which was heard by the Court of
Appeal on 16" and 17" of March 2021. The JR related to the affordable housing
provision and the way in which it was secured in the s106 agreement, and the
way in which potential grant funding from the GLA was conveyed to the planning
committee. In a judgement handed down on 28" May 2021 the claim was
dismissed on all grounds.

This permission is referred to in this report as ‘the original permission’

64.

Metropolitan Tabernacle Church, Elephant and Castle

16/AP/4525 — ‘Minor amendments to the northern elevation of the grade Il listed
Metropolitan Tabernacle building by virtue of the demolition of the immediately
adjacent/abutting London College of Communications building (subject to
planning application reference: 16-AP-4458’). Listed building consent was
GRANTED on 10" January 2019.

Relevant planning history of adjoining sites

65.

Skipton House, 80 London Road, Perry Library, 250 Southwark Bridge
Road, Keyworth Street Hostel, 10 Keyworth Street.

15-AP-5125 - Demolition of the existing buildings and creation of basement (plus
mezzanine) and the erection of buildings ranging from Ground Floor plus 7 to
ground floor plus 39 stories (maximum building height of 146.3m AOD)
comprising retail uses (Use Classes A1/A3/A4) and fitness space (Use Class D2)
at ground floor, multifunctional cultural space (Use Classes D1/D2/Sui Generis) at
basement and ground floor levels, and office use (Use Class B1) and 408
residential units (Use Class C3) on upper levels, new landscaping and public
realm, a publically accessible roof garden, ancillary servicing and plant, cycle
parking and associated works. The Planning committee resolved to grant planning
permission on 12th July 2016, however the application was subsequently
WITHDRAWN.

66.

18/AP/4194 - Part retention, part demolition, reconfiguration and re-cladding of
existing building and extension to create six additional storeys to accommodate
office space (Use Class B1) at upper floor levels, a gym (Use Class D2) and
flexible retail/commercial uses (Use Class A1/A2/A3) at ground floor level with
associated cycle parking, landscaping, ancillary servicing and plant and all
associated works. The Planning committee resolved to grant planning permission
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on 3" November 2020 subject to the completion of a s106 agreement. This has
not yet been completed.

67.

The Heygate Estate and surrounding land

12-AP-1092 - Outline application for: Redevelopment to provide a mixed use
development comprising a number of buildings ranging between 13.13m (AOD)
and 104.8m (AOD) in height with capacity for between 2,300 (min) and 2,469
(max) residential units together with retail (Class Al1-A5), business (Class B1),
leisure and community (Class D2 and D1), energy centre (sui generis) uses. New
landscaping, park and public realm, car parking, means of access and other
associated works. Planning permission was granted, following the completion of a
s106 agreement, on 27/03/2013.

A number of reserved matters applications have since been approved in relation
to this outline planning permission and building works are well under way on site.

68.

Ground floor, Perronet House, Gaywood Estate, Princess Street

17/AP/4651 - Change of use of 12 existing garages / parking spaces to provide
retail space (use class Al), café space (use class A3) and ancillary storage / plant
and servicing space, together with new glazing and doors to south, east and west
elevations. Planning permission was GRANTED on 17" July 2018 and has been
implemented.

KEY ISSUES FOR CONSIDERATION

Summary of main issues

69.

The ability to vary an extant planning permission is set out in section 73 of the
Town and Country Planning Act 1990 (as amended). Unlike an application for
‘non-material changes' (section 96a applications), an application under section 73
results in a new permission being issued, although the time given to implement
the permission remains unchanged and is not extended as a result of any section
73 permission. Whilst a planning authority should take into consideration all
relevant matters, including current policies at the point it determines a section 73
application, it must also take into account the scope of the changes being
requested, and the status of the permission in terms of how far construction has
progressed.

70.

Section 73 of the Town and Country Planning Act 1990 restricts the scope of
revisiting the principle of the development in determining an application under
section 73. This limitation is supported by recent case law and it is only the
changes being sought under the section 73 application which can now be
considered, as the principle of development has already been secured under the
existing permissions. Members must therefore determine the application taking
into account all material considerations, including current policies (NSP and
London Plan 2021) when assessing the changes only, and cannot retrospectively
apply the current policies against the already consented scheme which was
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assessed against the policies in place at the time.

71.

The main issues to be considered in respect of this application are as follows.

e Relevant adopted planning policy;

e Relevant emerging planning policy;

Consultation responses, and how the application addresses any concerns
raised;

Principle of the proposed development in terms of land use;
Equalities implications;

Environmental impact assessment;

Design, heritage assets and tall buildings including views;
Density;

Affordable housing;

Mix of dwellings;

Wheelchair accessible housing;

Quality of accommodation;

Trees and landscaping;

Impact of proposed development on amenity of adjoining occupiers and
surrounding area;

Noise and vibration;

Transport;

Air quality;

Ground conditions and contamination;

Water resources and flood risk;

Energy and sustainability;

Fire safety;

Archaeology;

Socio-economic impacts;

Implications for the conditions attached to permission 20/AP/3675
Implications for the section 106 agreement attached to permission
20/AP/3675;

Community Infrastructure Levy implications;

Community involvement and engagement;

Other matters;

Human rights implications; and;

Positive and proactive statement.

These matters are discussed in detail in the ‘Assessment’ section of this report.

Legal Context

72.

Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires
planning applications to be determined in accordance with the development plan,
unless material considerations indicate otherwise. In this instance the
development plan comprises the London Plan 2021, the Core Strategy 2011, the
Saved Southwark Plan 2007 and the Elephant and Castle SPD/OAPF (2012).
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Planning policy

73. | Adopted Planning Policy Designations (Proposals Map)

e Elephant and Castle Opportunity Area,

e Elephant and Castle Major Town Centre;

e Central Activity Zone;

e Proposal Site 39P ‘Elephant and Castle Core Area’ which identifies a large
area of land at the centre of Elephant and Castle for comprehensive,
mixed-use redevelopment (east site only):

¢ Archaeological Priority Zone;

e Air Quality Management Area;

e Area where a minimum of 35% affordable and 35% private housing is
required.

The site sits within zone 1 and has a Public Transport Accessibility Level (PTAL)
of 6b (excellent). It is located in Flood Zone 3 as identified by the Environment
Agency flood map, which indicates a high probability of flooding.

Elephant and Castle sits in the background assessment area of townscape view
23A.1 looking from the Serpentine Bridge in Hyde Park to the Palace of
Westminster (London View Management Framework 2012).

National Planning Policy Framework (NPPF)

74. | The revised National Planning Policy Framework (‘NPPF’) was published in
February 2019 which sets out the national planning policy and how this needs to
be applied. The NPPF focuses on sustainable development with three key
objectives: economic, social and environmental.

75. | Paragraph 212 states that the policies in the Framework are material
considerations which should be taken into account in dealing with applications.

76. | Chapter 2 Achieving sustainable development

Chapter 5 Delivering a sufficient supply of homes

Chapter 6 Building a strong, competitive economy

Chapter 7 Ensuring the vitality of town centres

Chapter 8 Promoting healthy and safe communities

Chapter 9 Promoting sustainable transport

Chapter 11 Making effective use of land

Chapter 12 Achieving well-designed places

Chapter 14 Meeting the challenge of climate change, flooding and coastal change
Chapter 15 Conserving and enhancing the natural environment

Chapter 16 Conserving and enhancing the historic environment

National Planning Practice Guidance

The London Plan 2021
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7.

On 2 March 2021, the Mayor of London published the London Plan 2021. The
spatial development strategy sets a strategic framework for planning in Greater
London and forms part of the statutory Development Plan for Greater London.
The relevant policies are:

GG1 Building strong and inclusive communities

GG2 Making the best use of land

GG3 Creating a healthy city

GG4 Delivering the homes Londoners need

GG5 Growing a good economy

GG6 Increasing efficiency and resilience

Policy SD1 Opportunity Areas

Policy SD4 The Central Activities Zone (CAZ)

Policy SD5 Offices, other strategic functions and residential development in the
CAZ

Policy SD6 Town centres and high streets

Policy SD7 Town centres: development principles and Development Plan
Documents

Policy SD8 Town centre network

Policy SD9 Town centres: Local partnerships and implementation
Policy SD10 Strategic and local regeneration

Policy D1 London’s form, character and capacity for growth
Policy D2 Infrastructure requirements for sustainable densities
Policy D3 Optimising site capacity through the design-led approach
Policy D4 Delivering good design

Policy D5 Inclusive design

Policy D6 Housing quality and standards

Policy D7 Accessible housing

Policy D8 Public realm

Policy D9 Tall buildings

Policy D10 Basement development

Policy D11 Safety, security and resilience to emergency
Policy D12 Fire safety

Policy D13 Agent of Change

Policy D14 Noise

Policy H1 Increasing housing supply

Policy H4 Delivering affordable housing

Policy H5 Threshold approach to applications

Policy H6 Affordable housing tenure

Policy H7 Monitoring of affordable housing

Policy H8 Loss of existing housing and estate redevelopment
Policy H10 Housing size mix

Policy H11 Build to Rent

Policy S1 Developing London’s social infrastructure

Policy S3 Education and childcare facilities

Policy S4 Play and informal recreation

Policy S6 Public toilets

Policy E1 Offices

Policy E2 Providing suitable business space

Policy E3 Affordable workspace 2
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Policy E9 Retail, markets and hot food takeaways

Policy E11 Skills and opportunities for all

Policy HC3 Strategic and Local Views

Policy HC4 London View Management Framework

Policy HC5 Supporting London’s culture and creative industries
Policy HC6 Supporting the night-time economy

Policy HC7 Protecting public houses

Policy G1 Green infrastructure

Policy G4 Open space

Policy G5 Urban greening

Policy G6 Biodiversity and access to nature

Policy G7 Trees and woodlands

Policy SI 1 Improving air quality

Policy SI 2 Minimising greenhouse gas emissions

Policy SI 3 Energy infrastructure

Policy SI 4 Managing heat risk

Policy SI 5 Water infrastructure

Policy SI 6 Digital connectivity infrastructure

Policy SI 7 Reducing waste and supporting the circular economy
Policy SI 12 Flood risk management

Policy Sl 13 Sustainable drainage

Policy T1 Strategic approach to transport

Policy T2 Healthy Streets

Policy T3 Transport capacity, connectivity and safeguarding
Policy T4 Assessing and mitigating transport impacts
Policy T5 Cycling

Policy T6 Car parking

Policy T6.1 Residential parking

Policy T6.2 Office Parking

Policy T6.3 Retail parking

Policy T6.4 Hotel and leisure uses parking

Policy T6.5 Non-residential disabled persons parking
Policy T7 Deliveries, servicing and construction

Policy T8 Aviation

Policy T9 Funding transport infrastructure through planning
Policy DF1 Delivery of the Plan and Planning Obligations

GLA Supplementary Planning Guidance (SPG)

78..

Affordable Housing and Viability (August 2017)

Housing SPG (March 2016)Social Infrastructure (May 2015)

The control of dust and emissions during construction and demolition (2014)
Shaping neighbourhoods — character and context (2014)

Play and Informal Recreation (September 2012)

London View Management Framework SPG (2012)

Climate change mitigation and energy strategy (2010)

Planning for Equality and Diversity in London (October 2007)

Accessible London — Achieving an inclusive environment (2004)

Core Strategy 2011
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79.

The Core Strategy was adopted in 2011 providing the spatial planning strategy for
the borough. The strategic policies in the Core Strategy are relevant alongside the
saved Southwark Plan (2007) policies. The relevant policies of the Core Strategy
2011 are:

Strategic policy 1 - Sustainable development

Strategic policy 2 - Sustainable transport

Strategic policy 3 - Shopping, leisure and entertainment
Strategic policy 4 - Places for learning, enjoyment and healthy lifestyles
Strategic policy 5 - Providing new homes

Strategic policy 6 - Homes for people on different incomes
Strategic policy 7 - Family homes

Strategic policy 10 - Jobs and businesses

Strategic policy 11 - Open spaces and wildlife

Strategic policy 12 - Design and conservation

Strategic policy 13 - High environmental standards
Strategic policy 14 - Implementation and delivery

Southwark Plan 2007 (saved policies)

80.

In 2013, the council resolved to ‘save’ all of the policies in the Southwark Plan
2007 unless they had been updated by the Core Strategy with the exception of
Policy 1.8 (location of retail outside town centres). Paragraph 213 of the NPPF
states that existing policies should not be considered out of date simply because
they were adopted or made prior to publication of the Framework. Due weight
should be given to them, according to their degree of consistency with the
Framework. The relevant policies of the Southwark Plan 2007 are:

1.1 - Access to employment opportunities

1.4 - Employment sites outside the preferred office locations and preferred
industrial locations

1.5 - Small businesses

1.7 - Development within town and local centres
1.11 - Arts, culture and tourism uses

2.1- Enhancement of community facilities

2.2 - Provision of new community facilities

2.3- Enhancement of educational facilities

2.4- Educational deficiency - provision of educational establishments
2.5- Planning obligations

3.2- Protection of amenity

3.3- Sustainability assessment

3.4- Energy efficiency

3.6- Air quality

3.7- Waste reduction

3.9 - Water

3.11- Efficient use of land

3.12- Quiality in design

3.13- Urban design

3.14- Designing out crime
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3.15- Conservation of the historic environment

3.16- Conservation areas

3.17- Listed buildings

3.18- Setting of listed buildings, conservation areas and world heritage sites
3.19- Archaeology

3.20- Tall buildings

3.21- Strategic views

3.28 - Biodiversity

4.2- Quality of residential accommodation

4.3- Mix of dwellings

4.4- Affordable housing

4.5- Wheelchair affordable housing

4.7 - Non self contained housing for identified user groups?

5.1- Locating developments

5.2- Transport impacts

5.3- Walking and cycling

5.4- Public transport improvements

5.6- Car parking

5.7 - Parking standards for disabled people and the mobility impaired

81.

Proposal site designation

The east site sits within proposal site 39P of the saved Southwark Plan which is a
large site designation which encompasses sites to the north-west, south-east and
south-west including the former Heygate Estate; it does not include the west site.
The site designation sets out a broad range of town centre uses which are
required, including a range of D class uses, new homes, new retail, B1 floorspace
and a highly efficient transport hub.

AAPs or SPDs

8