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planning report GLA/3722a/02 

15 June 2020 

Lambeth College STEAM Centre 

in the London Borough of Lambeth     

planning application no. 19/02643/OUT  

  

Strategic planning application stage II referral  

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 
2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Hybrid planning application for the demolition of existing buildings and the erection of a 
mixed-use development comprising 1): detailed planning application for a new college facility 
(Class D1) and 2) outline planning application for further college floorspace (class D1), 
student accommodation units (Class C2) and shared workspace (Class B1) with associated 
public realm, parking, servicing and other works. 

The applicant 

The applicant is South Bank Colleges and the architect is Architecture PLB.  

Key dates 

Pre-application: 6 June 2019 

Stage 1 reporting: 7 October 2019. 

Planning Committee: 26 November 2019. 

Strategic issues 

Student accommodation: Fast Track compliant 35% student accommodation with 
affordability levels which adhere to the Mayor’s affordability criteria, together with a 
nomination agreement to a higher education provider has been secured.  

Issues have been also been resolved in relation to affordable workspace, energy, flood 
risk and transport.  

The Council’s decision 

In this instance Lambeth Council has resolved to grant permission. 

Recommendation: That Lambeth Council be advised that the Mayor is content for it to 

determine the case itself, subject to any action that the Secretary of State may take, and 
does not therefore wish to direct refusal or direct that he is to be the local planning authority. 
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Context 

1 On 28 August 2019 the Mayor of London received documents from Lambeth 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses.  This was referred to the Mayor under 
Category 1B and 1C of the Schedule to the Order 2008: 

• Category 1B - Development (other than development which only comprises the 
provision of houses, flats, or houses and flats) which comprises or includes the 
erection of a building or buildings outside Central London with a total 
floorspace of more than 15,000 square metres. 

 

• Category 1C - Development which comprises or includes the erection of a 
building that is more than 30 metres high and is outside the City of London. 

 

2 On 7 October 2019 the Mayor considered planning report GLA/3722a/01, and 
subsequently advised Lambeth Council that the application did not comply with the 
London Plan, for the reasons set out in paragraph 60, but the possible remedies set out 
in that paragraph could address these deficiencies. 

3 A copy of the above-mentioned report is attached.  The essentials of the case 
with regard to the proposal, the site, case history, strategic planning issues and relevant 
policies and guidance are as set out therein, unless otherwise stated in this report.  
Since then, the application has been revised in response to the Mayor’s concerns (see 
below).  On 26 November 2019 Lambeth Council decided that it was minded to grant 
planning permission for the application, and following a period of negotiation of the 
S106 legal agreement, on 2 June 2020 it advised the Mayor of this decision. Under the 
provisions of Article 5 of the Town & Country Planning (Mayor of London) Order 2008 
the Mayor may allow the draft decision to proceed unchanged, direct Lambeth Council 
under Article 6 to refuse the application or issue a direction to Lambeth Council under 
Article 7 that he is to act as the Local Planning Authority for the purposes of determining 
the application. The Mayor has until 15 June 2020 to notify the Council of his decision 
and to issue any direction.   

4 The decision on this case, and the reasons will be made available on the GLA’s 
website www.london.gov.uk. 

Consultation stage issues summary  

5 London Plan and the Mayor’s intend to publish London Plan policies on 
education, culture and creative industries, student accommodation, affordable 
workspace, design and heritage, sustainable development and transport are relevant 
to this application. Whilst the principle of the proposal for an education led mixed-use 
development was supported in strategic planning terms, further discussion was 
required regarding the following issues: 

• Principle of development: The provision of a high quality, modern academic 
facility with student accommodation and shared workspace, that forms part of 
Lambeth College estate renewal programme is supported in accordance with 
London Plan and draft London Plan policy. Appropriate conditions are required 
to secure nominations for the student accommodation to a higher education 
provider, and affordable workspace. 

 

http://www.london.gov.uk/


 page 3 

• Student accommodation: 35% of the accommodation would be provided as 
affordable, which is welcomed and eligible to follow the fast track route, 
provided that the applicant demonstrates that the affordability adheres to the 
Mayor’s affordability criteria and this is appropriately secured in any planning 
permission. 

 

• Design and Heritage: The building design and architectural treatment for the 
full application is of a high quality and sufficient detail has been provided to 
ensure that the outline phases of the application will maintain a high quality of 
design. The development will cause less than substantial harm to heritage 
assets, which are outweighed by the public benefits of the proposal. 

 

• Sustainable development: The energy strategy and flood risk assessment 
are not compliant with the London Plan or draft London Plan.  Additional 
analysis, verification information and mitigation measures must be provided. 

 

• Transport: Concerns raised about safety of pedestrians using the route to the 
rear of the site should be addressed, and a contribution secured towards 
additional bus service capacity. A compliant level of cycle parking should be 
provided from the outset. The Travel Plan, Construction Logistics Plan and a 
Delivery and Servicing Plan should be secured. 

 

Mayoral policy update  

6 The Examination in Public on the Mayor’s draft London Plan was held between 
15 January and 22 May 2019. The Panel of Inspectors appointed by the Secretary of 
State issued their report and recommendation to the Mayor on 8 October. On 17 
December 2019, the Mayor published the Intend to Publish version and issued this to 
the Secretary of State. The Intend to Publish Plan is the latest version of the plan.   
  
7   On 13 March 2020 the Secretary of State issued a set of Directions under 
Section 337 of the Greater London Authority Act 1999 (as amended) and, to the 
extent that they are relevant to this particular application, have been taken into 
account by the Mayor as a material consideration when considering this report and 
the officer’s recommendation. 
 
 

Strategic planning policy and guidance update 

Update 
 
8 Since the Stage 1, GLA officers have engaged in discussion with the applicant, 
Lambeth Council and TfL to address the above outstanding issues. Revisions to the 
proposals have been submitted by the applicant and Lambeth Council has secured 
planning obligations and conditions which ensure the development is acceptable in 
strategic planning terms. 
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Student accommodation  

9 At stage 1 the proposals included 35% affordable student accommodation and 
this was welcomed. The applicant was however required to provide further information 
demonstrating that the bedrooms are provided at affordable rent, as set out within the 
Mayor’s Annual Monitoring Reports (AMR). This information has been provided and the 
affordable rent levels have been secured in the s106 which states that the actual 
amount of rent for the coming Academic Year will defined as affordable student 
accommodation as set in the Mayor of London’s Annual Monitoring Report and 
successor or replacement documents. A nominations agreement has also been secured 
between the Owner and London South Bank University.  The application is therefore 
compliant with the Fast Track route requirements, the London Plan and the intend to 
publish London Plan.  

Employment floorspace  

10 At stage 1 the principle of 4,570 sq.m. of employment floorspace in the form of 
shared workspace facilities to encourage and support start-up businesses in the 
STEAM digital and growth sectors was strongly supported. The applicant was however 
required to demonstrate how the proposals meet the requirements of Policy E2 ‘Low 
cost business space’ of the draft London Plan and conditions to secure this in the full 
and outline application elements were requested. Since stage 1 the applicant has set 
out details regarding the low cost affordable business space. The low cost business 
space is secured in the s106 as 10% of the Class B1 floorspace in Phase 4. This is to 
be provided at a Discount Rent for a period of fifteen years, and managed through an 
Affordable Workspace Management Plan, which will be monitored through an 
Affordable Workspace Management Annual Report. This aspect of the application is 
therefore compliant with the intend to publish London Plan and the draft London Plan.   

Urban design and residential quality  

11 At stage 1 the approach to the masterplan and design quality was supported. As 
required, the design and student accommodation quality established by the parameter 
plans, design code and materials have been secured by condition. This aspect of the 
application is therefore compliant with Policy D1, Policy D2 and Policy D8 of the intend 
to publish London Plan.      

Fire safety  
 

12 The application was submitted prior to the publication of the Intend to Publish 
London Plan, however in response to Policy D12, the Council has secured a condition 
requiring the submission of a Fire Statement produced by an independent assessor. 
This will be submitted to and approved in writing by Lambeth Council prior to 
commencement of development.  
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Sustainability   
 
Energy 

13 Since stage 1 the applicant has undertaken further work which has resolved a 
number of the issues raised. Conditions have been secured in relation to the resolution 
of the following issues: an overheating assessment report; the siting, size, number and 
design of the photovoltaic (PV) arrays and air source heat pumps and the future 
proofing of a connection to the local heat network. With these conditions, the application 
broadly complies with the aims of the London Plan and intend to publish London Plan. 

Flood risk 

14 Since stage 1 the applicant has provided the required flood risk verification 
information and conditions have been secured to resolve all outstanding issues.  This 
aspect of the application is therefore compliant with the London Plan and intend to 
publish London Plan. 

Air Quality  

15 The whole of Lambeth borough and the site is within an Air Quality Management 
Area in relation to a breach of nitrogen dioxide (annual mean and hourly mean) and 
particulate matters (daily mean and annual mean) objectives as specified in the Air 
Quality Regulations 2000. The development is assessed as being better than air quality 
neutral in terms of both building and transport emissions and suitable conditions have 
been adopted regarding construction and energy related emissions. This aspect of the 
application is therefore compliant with the London Plan Policy 7.14 and intend to publish 
London Plan Policy SI1 

Transport  

16 At Stage 1 clarification was requested in relation to the provision of cycle parking, 
the installation of temporary pedestrian measures on Brooklands Passage and the 
securing of a contribution to fund bus improvements. 

17 The issue raised in relation to the need to improve Brooklands Passage to meet 
Healthy Streets requirements has been resolved through measures to improve safety 
being secured through s278 works.  

18 Due to localised pressures on the existing bus network, and the predicted impact 
of this development a contribution of £225k was requested to fund bus improvements in 
the area. This has been agreed with the applicant and the contribution will be paid in 
three instalments of £51,253, £150,171 and £23,576, linked to phases 2, 3 and 4 
respectively and is secured through the s106 agreement. 

19 The proposed development provides a total of 568 long stay cycle parking 
spaces and 236 short stay cycle parking spaces, in line with Intend to publish London 
Plan policy. The policy compliant levels of cycle parking will be provided for each phase 
of the development as each phase is constructed. 

20 This aspect of the application is therefore compliant with the London Plan and 
intend to publish London Plan. 
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Response to consultation 

21 Lambeth Council completed consultation through site notices and advertisement 
in the local paper. A total of 118 responses were received, of which 116 responses were 
in objection. These are summarised as follows:  

• Student accommodation will result in significant number of non-permanent 
residents.  

• Impact on local housing market. 

• Building height of Block C and impact on local area. 

• Overall design quality 

• Overlooking/ privacy and overshadowing of surrounding properties on: 
Thorparch, Cowthorpe, Goldsborough and Crimsworth Roads; Cornell Square 
(202-230 Wandsworth Road); and Patmore Estate, residential blocks fronting 
along Belmore Street. 

• Noise impact of student accommodation on existing residents. 

• Increased traffic and congestion.  

• Design road layout is unsuitable.  

• Increase in pedestrian/cycle traffic. 

• Application fails to address improvements to Brooklands Passage and access 
to Mount Anvil development. 

• Insufficient car and cycle parking. 

• Construction impacts. 

• Increased air pollution.  
 

Statutory organisations  

22   Representations were also received from the following statutory organisations 
and bodies:  

• National Air Traffic Services: does not conflict with our safeguarding 
criteria. 

• Historic England: no objection. 

• Natural England: No comment. 

• Environment Agency: No objection. Requested conditions and 
informatives have been secured. 

• Thames Water: No objection. Requested conditions and informatives have 
been secured. 

 
23 The issues raised as a result of public notification have been addressed in detail 
in Lambeth Council’s committee report and addendum reports, in the GLA’s Stage 1 
report and/or in this report. The development impacts on daylight and overshadowing 
are of an acceptable level according to BRE guidance and GLA officers agree with this 
conclusion.   

Draft section 106 agreement 

24 The draft S106 agreement includes the following provisions:  

• 10% affordable workspace in Phase 4.  

• 35% affordable student accommodation with rents in line with Mayor of 
London’s Annual Monitoring Report and successor or replacement documents. 
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• Employment and training contribution of £383,373. 

• Travel plan monitoring fee of £5,300 plus £750 for each plan submitted. 

• Bus contribution of £225,000. 

• S278 agreement. 
 

Legal considerations 

25 Under the arrangements set out in Article 5 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor has the power under Article 6 to direct the 
local planning authority to refuse permission for a planning application referred to him 
under Article 4 of the Order.  He also has the power to issue a direction under Article 7 
that he is to act as the local planning authority for the purpose of determining the 
application  and any connected application.  The Mayor may also leave the decision to 
the local authority.  In directing refusal the Mayor must have regard to the matters set 
out in Article 6(2) of the Order, including the principal purposes of the Greater London 
Authority, the effect on health and sustainable development, national policies and 
international obligations, regional planning guidance, and the use of the River Thames.  
The Mayor may direct refusal if he considers that to grant permission would be contrary 
to good strategic planning in Greater London.  If he decides to direct refusal, the Mayor 
must set out his reasons, and the local planning authority must issue these with the 
refusal notice. If the Mayor decides to direct that he is to be the local planning authority, 
he must have regard to the matters set out in Article 7(3) and set out his reasons in the 
direction.  

Article 7: Direction that the Mayor is to be the local planning authority 

26 Under Article 7 of the Order the Mayor could take over this application provided 
the policy tests set out in that Article are met. In this instance the Council has resolved 
to grant permission with conditions and a planning obligation, which satisfactorily 
addresses the matters raised at stage I, therefore there is no sound planning reason for 
the Mayor to take over this application.  

Financial considerations 

27 Should the Mayor direct refusal, he would be the principal party at any 
subsequent appeal hearing or public inquiry.  Government Planning Practice Guidance 
emphasises that parties usually pay their own expenses arising from an appeal.  

28 Following an inquiry caused by a direction to refuse, costs may be awarded 
against the Mayor if he has either directed refusal unreasonably; handled a referral from 
a planning authority unreasonably; or behaved unreasonably during the appeal.  A 
major factor in deciding whether the Mayor has acted unreasonably will be the extent to 
which he has taken account of established planning policy. 

29 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation.  He would also be 
responsible for determining any reserved matters applications (unless he directs the 
council to do so) and determining any approval of details (unless the council agrees to 
do so). 
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Conclusion 

30  The strategic issues raised at consultation stage regarding student 
accommodation, employment floorspace, climate change and transport have been 
satisfactorily addressed, and appropriate planning conditions and obligations have been 
secured. As such, the application complies with the London Plan and intend to publish 
London Plan, and there are no sound reasons for the Mayor to intervene in this 
particular case. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Debbie Jackson, Interim Executive Director  
020 7983 5800 email: debbie.jackson@london.gov.uk  
John Finlayson, Head of Development Management  
020 7983 2632    email: john.finlayson@london.gov.uk    
Allison Flight, Deputy Head of Development Management 0207 084 2820  email 
alison.flight@london.gov.uk 
Katherine Wood, Team Leader – Development Management   
020 7983 5743     email: katherine.wood@london.gov.uk  
Jonathan Aubrey, Principal Strategic Planner (Case Officer)020 7983 5823    email: 

jonathan.aubrey@london.gov.uk    
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