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planning report GLA/5252/01  

 2 June 2020 

25-33 Parkhouse Street 
in the London Borough of Southwark 
planning application ref: 20/AP/0858 

  

Strategic planning application stage 1 referral 

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

The proposal 

The redevelopment of the site to provide a mixed-use development comprising buildings up to 
11 storeys in height and accommodating 128 new dwellings and 1,431sqm of industrial (Use 
Class B1c), car parking, cycle parking and associated landscaping. 

The applicant 
The applicant is JH Parkhouse Ltd, and the architect is HTA Design LLP. 

Strategic issues 

Principle: The proposed residential and re-provided industrial land uses are appropriate in 
strategic planning terms and generally comply with London Plan and the Mayor’s Intend to 
Publish London Plan policies (paragraphs 15-21).  

Affordable housing: The scheme proposes 35 per cent affordable housing by habitable room 
with a tenure split of 70 per cent affordable rent and 30 per cent shared ownership. Subject to 
confirmation from the Borough that the proposed tenure is supported, and that the 35% 
affordable housing is proposed without public subsidy, the scheme will be eligible to follow the 
Fast-Track Route. The rent levels and eligibility criteria for the affordable units must be 
appropriately secured. If the scheme meets the Fast-Track Threshold at determination stage, 
an early stage review mechanism must also be secured (paragraphs 23-30). 

Design and heritage: The proposal seeks to optimise the site and there are no strategic 
concerns raised in respect of the height and massing of the proposed development. The floor 
to ceiling heights of the industrial uses should be addressed to ensure the industrial uses can 
function uncompromised within the site. The residential quality of the single aspect units facing 
onto the industrial yard should be reviewed. Verified views are required to assess the 
proposal’s impact upon London Panorama 1A.2. The proposal will result in less than 
substantial harm to the setting of heritage assets within Burgess Park, which is outweighed by 
public benefits, subject to resolution of the affordable housing position (paragraph 33-74). 

Transport: An enhanced pedestrian and cycle environment required, Vision Zero issues need 
to be addressed and mitigation of transport impacts should be secured through S106 pooling 
arrangement (paragraphs 93 – 101). 

Outstanding issues relating to agent of change, play space, energy, air quality, flood risk, 
sustainable drainage, water efficiency, biodiversity and urban greening need to be 
addressed. 

Recommendation 

That Southwark Council be advised that the application does not yet comply with the London 
Plan and the Intend to Publish London Plan, for the reasons set out in paragraph 105 of this 
report; but that the possible remedies set out in that paragraph could address these 
deficiencies. 
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Context 
 
1 On 21 April 2020, the Mayor of London received documents from Southwark 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses. Under the provisions of The Town and 
Country Planning (Mayor of London) Order 2008 the Mayor must provide the Council 
with a statement setting out whether he considers that the application complies with 
the London Plan and the Intend to Publish London Plan, and his reasons for taking 
that view.  The Mayor may also provide other comments.  This report sets out 
information for the Mayor’s use in deciding what decision to make. 
 
2 The application is referable under the following Categories of the Schedule to 
the Order 2008: 
 

• Category 1C(1c) - “Development which comprises the erection of a building that 
is more than 30 metres high and is outside the City of London”.   

3 Once Southwark Council has resolved to determine the application, it is 
required to refer it back to the Mayor for his decision as to whether to direct refusal; 
take it over for his own determination; or allow the Council to determine it itself. 
 
4 The Mayor of London’s statement on this case will be made available on the 
GLA website www.london.gov.uk. 
 

Site description 

5 The 0.34-hectare site is located in Camberwell in the London Borough of 
Southwark. There is currently 1,327-sq.m. of floorspace on site in use as a vehicle 
repair workshop. The site forms part of the surrounding Burgess Business Park which 
is designated as the Parkhouse Street Local Preferred Industrial Location in the 
Southwark Local Plan.  
 
6 The site is bound by Parkhouse Street to the south (from which the site is 
accessed), similar warehouse buildings in industrial use to the east and west and 
Burgess Park (designated Metropolitan Open Land and Site of Importance for Nature 
Conservation (SINC) (Grade 2)) to the north. There is currently no direct access to 
Burgess Park from the site.  The surrounding area is made up of industrial and 
commercial uses and a mix of low rise terraced housing and medium rise residential 
apartment blocks. 
 
7 The site is not within a conservation area, but is approximately 300m east of 
the Addington Park Conservation Area. Additionally, the northern edge of the site 
borders Burgess Park, which is designated as Metropolitan Open Land and a Site of 
Nature Importance (SINC) Grade 2.  
 
8 The site is located approximately 1 kilometre from the Transport for London 
Road Network Peckham Road and approximately 500 metres from the Camberwell 
Road part of the Strategic Road Network. The site is not within walking distance of 
any rail station but is close to bus stops on Wells Way that are served by three 
routes. The public transport accessibility level (PTAL) of the site ranges is 2 and 4 (on 
a scale of 1 – 6 where 6 is excellent),  

http://www.london.gov.uk/
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Details of the proposal 
 
9 The proposal comprises the redevelopment of the site to provide a mixed-use 
development with buildings up to 11 storeys in height, 128 residential dwellings and 
1,431sqm of industrial (Use Class B1c), car parking, cycle parking and associated 
landscaping. 
 

10 The proposed housing mix of the development is detailed in the table by unit 
and habitable rooms, below: 
 

Dwelling 
Size 

Affordable Housing Private 
(Habitable 
Rooms) 

Total 
(Habitable 
Rooms) 

Unit mix 
(Per 
cent %) 

Affordable 
Rented 
Units 
(Habitable 
Rooms) 

Shared 
Ownership 
Intermediate 
Units 
(Habitable 
Rooms) 

1-bedroom, 2 
Person 

- 8(16) 27(54) 35 (70) 35 (27%) 

2-bedroom, 3-
Person 

5(20) 3(11) 5(15) 13 (46) 68 (53%) 

2-bedroom, 4 
person 

1(3) 5(16) 49(156) 55 (175) 

3-bedroom, 5 
person 

16(80) 0 9(45) 25 (125) 25 (20%) 

Total 22(103) 16(43) 90(270) 128 (416) 128 
(100%) Total 

Percentage 
17% (25%) 12.5% (10%)   70% (65%) 100%  

30% (35%) 

 

Case history 

11 GLA officers held a pre-application meeting on this scheme on 31 October 
2019. The pre-application report (reference number GLA/5252) issued by GLA 
officers concluded the proposed redevelopment of the site to provide a mixed-use 
scheme comprising 140 residential units and re-provision and increase in industrial 
capacity by means of flexible light industrial / maker space was supported in principle 
as part of an exemplar scheme. The report considered that the applicant should 
demonstrate that the most appropriate approach has been taken to redeveloping the 
uses side by side and how the residential development would successfully interface 
with the ground level industrial uses. In addition, the advice note set out that issues 
relating to affordable housing; urban design; inclusive access; climate change; flood 
risk, drainage and water; and transport must also be addressed in order to make the 
proposals compliant with the London Plan and the Mayor’s Intend to Publish London 
Plan. 
 

Strategic planning issues and relevant policies and guidance 

12 For the purposes of Section 38(6) of the Planning and Compulsory Purchase 
Act 2004, the development plan in force for the area is the Southwark Core Strategy 
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(2011); saved policies of the Southwark Plan (2007); and the London Plan 2016 
(Consolidated with Alterations since 2011).  
 
13 The following are relevant material considerations:  
 

• The National Planning Policy Framework (February 2019) and National Planning 
Practice Guidance; 

• The London Plan Intend to Publish Version (December 2019) which should be 
taken into account on the basis explained in the NPPF; 

• On the 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; 

• Southwark Borough Views Background Paper (2017); and 

• New Southwark Plan: Proposed Modifications for Examination (January 2020), 
which should be considered on the basis explained in the NPPF. 

 
14 The relevant issues and corresponding policies are, as follows:  
 

• Employment / industrial  London Plan; Mayor’s Intend to Publish London Plan, 
 land     Land for Transport and Industry SPG 

• Housing and  London Plan; Mayor’s Intend to publish London Plan;  
 affordable housing Affordable Housing and Viability SPG; Shaping  

Neighbourhoods: Character and Context SPG; 
Housing SPG; Shaping Neighbourhoods: Play and 
Informal Recreation SPG; 

• Urban design and heritage London Plan; Mayor’s Intend to Publish London Plan; 
Shaping Neighbourhoods: Character and Context 
SPG;  

• Inclusive design London Plan; Mayor’s Intend to Publish London Plan; 
Accessible London: Achieving an Inclusive 
Environment SPG; 

• Sustainable development London Plan; Mayor’s Intend to Publish London Plan; 
Sustainable Design and Construction SPG; Mayor’s 
Environment Strategy; 

• Transport London Plan; the Mayor’s Transport Strategy.  
 

Principle of development 

15 The existing building comprises 1,327 sq.m. of warehouse floorspace which 
has most recently been in use as a vehicle repair workshop (Use Class B2), but was 
vacated in January 2020. The site is designated under the Parkhouse Street Local 
Preferred Industrial Location in the current Southwark Local Plan (2011). In the 
London Plan and Mayor’s Intend to Publish London Plan the site is part of a Locally 
Significant Industrial Site (LSIS) in accordance with its Southwark designation, with 
the assumption that LSIS are the focus for B1(c), B2 and B8 uses. The site does not 
have an industrial land designation in the emerging New Southwark Plan. 
 
16 London Plan Policies 2.17 and 4.4 and the Mayor’s Land for Industry and 
Transport SPG make clear that changes of use from commercial to residential on 
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LSIS would be inappropriate unless they are supported by evidence-based borough 
plans. Further to this, the SPG makes clear that there must be no net loss of 
industrial capacity. This is further supported by Policy E4 of the Intend to Publish 
London Plan, which seeks to ensure a sufficient supply of land and premises in 
different parts of London to meet current and future demands for industrial and 
related functions is provided and maintained. In line with the London Industrial Land 
Demand report (June 2017), Southwark has been categorised to ‘retain’ industrial 
capacity (Table 6.2). More specifically, Policy E6 of the Mayor’s Intend to Publish 
London Plan requires Boroughs to designate and define detailed boundaries and 
policies for Locally Significant Industrial Sites (LSIS) justified by evidence in local 
employment land reviews taking into account the scope for intensification, co-location 
and substitution. 
 
17 In recognition of the need to intensify industrial capacity within London, Policy 
E7 of the Mayor’s Intend to Publish London Plan actively encourages development 
proposals to intensify industrial use of selected sites, and where this is possible, and 
delivers increases in capacity, it may be possible through a plan-led or masterplan-
led approach to deliver residential or other uses.  Policy E7 of the Mayor’s Intend to 
Publish London Plan states that some intensification and co-location on LSIS could 
be brought forward as part of a plan led process where: 
 

a.  LSIS is intensified to deliver an increase (or at least no overall net loss) 
of capacity of industrial floorspace with appropriate provision of yard 
space for servicing; 

b.  The function of the surrounding industrial uses is not compromised in 
terms of their continued efficient function, access, service arrangements 
and days/hours of operation noting that many businesses have 7-
day/24-hour access and operational requirements 

c.  The intensified / reprovided industrial floorspace are completed and 
operational in advance of the residential being occupied; and 

d.  Appropriate design mitigation is provided in any residential element 
(with particular consideration given to the elements detailed in in Policy 
E7(4, A-F). 

 
18 The site is covered by site allocation NSP22 ‘Burgess Business Park’ as set 
out in the emerging Southwark Local Plan. The allocation seeks the redevelopment of 
this site and the wider business park for residential and employment uses within 
B1(c), B2 and B8 use classes. The introduction of residential can therefore be 
supported subject to complying with a – d above.  
 
19 The proposed provision of 1,431 sq.m. of light industrial (Use Class B1(c)) 
employment space represents an increase of industrial floorspace by 104 sq.m., 
surpassing the minimum requirement that there is no net loss of industrial floorspace. 
The site allocation states that the development of the allocation should provide 
industrial floorspace within B1(c), B2 and B8. In this instance the commercial 
floorspace on this site should be secured by the Council as B1(c) to ensure, 
alongside other elements of the proposals ensuring operation as truly industrial uses, 
that the capacity is retained.  The Council should also secure the requirement that 
reprovided industrial floorspace is completed and operational in advance of the 
occupation of the residential elements of the scheme.   
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20 Subject to appropriate design of the industrial floor space (to ensure efficient 
function, access and operation of the industrial land uses) and consideration of Agent 
of Change principles and respective mitigation in respect of the introduction of 
residential land uses to the site (considered in subsequent sections of this report), the 
mixed-use redevelopment of this site is supported in principle, given the re-provision 
of commercial floorspace results in no net loss of industrial floor space and the 
introduction of residential use is in line with the emerging site allocation. 
 
Affordable workspace 
 
21 Policy E3 of the Mayor’s Intend to Publish London Plan sets out the requirements 
for affordable workspace.  The proposals include the provision of 10% affordable 
workspace.  This is supported by GLA Officers and should be secured by the Council to 
strengthen and promote the commercial offer through generation of a range of 
economic opportunities. 

Housing 

 
22 London Plan Policy 3.3, in seeking to increase the supply of housing in 
London, sets borough housing targets, and in Table 3.1 puts the minimum annual 
monitoring target for the Borough of Southwark at 2,736 additional homes per year 
between 2015 and 2025. Under Policy H1, Table 4.1, of the Mayor’s Intend to Publish 
London Plan, a ten-year target of 23,550 homes is set for the borough. This proposed 
scheme would deliver 128 new residential units which would contribute positively to 
the above housing targets.  
 
Affordable Housing 
 
23 London Plan Policy 3.12 requires boroughs to seek the maximum reasonable 
amount of affordable housing in all schemes. London Plan Policies 3.11 and 3.12, 
Policy H4 of the Mayor’s Intend to Publish London Plan, as well as the Mayor’s 
Affordable Housing and Viability SPG set a strategic target of 50% affordable housing 
in all new developments. 
 
24 The Mayor’s Affordable Housing and Viability SPG and Policy H5 of the 
Mayor’s Intend to Publish London Plan set out the ‘threshold approach’ to planning 
applications whereby schemes that meet or exceed the relevant threshold of 
affordable housing by habitable room without public subsidy, and meet the Mayor’s 
preferred tenure mix, are eligible to follow the “Fast-Track Route” set out in the SPG. 
Generally, this means that schemes that provide 35% affordable housing by habitable 
room on site, without public subsidy, and meet the specified tenure mix, in 
accordance with Policy H5 of the Mayor’s Intend to Publish London Plan, are not 
required to submit viability information nor be subject to a late stage review. On 
industrial land, where there is no loss of industrial capacity, a minimum of 35% 
affordable housing by habitable room, without public subsidy, must be provided to be 
eligible for the Fast-Track Route. 
 
25 Policy H6 of the Mayor’s Intend to Publish London Plan and the Mayor’s 
Affordable Housing and Viability SPG sets out a preferred tenure split of at least 30% 
low cost rent, with London Affordable Rent as the default level of rent, at least 30% 
intermediate (with London Living Rent and shared ownership being the default 
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tenures), and the remaining 40% to be determined in partnership with the local 
planning authority and the GLA. Locally, the Southwark Core Strategy and the draft 
New Southwark Plan expect 35 per cent affordable housing provision on this site, 
with a tenure split of a minimum of 25 per cent social rented housing and 10 per cent 
intermediate housing. 
 
26 The application proposes 128 residential units, including 38 affordable housing 
units, which equates to 35 per cent by habitable room (30 per cent by unit). The 
affordable housing offer currently comprises 70 per cent affordable rented tenure and 
30 per cent intermediate tenure.  The provision of 35 per cent affordable housing may 
meet the Mayor’s threshold approach of 35% affordable housing, subject to 
confirmation that the proposed offer is without public subsidy and that the proposed 
tenure split is acceptable to the Council.     
 
27 GLA Officers understand that the affordability of the proposed development 
has not been agreed as Southwark Planning Officers have a preference for 
Southwark’s own social rent levels as opposed to the affordable rent proposed. A 
financial viability assessment has been provided with the application and this will be 
assessed by Southwark in line with London Plan Policy 3.12 and Policy H5 of the 
Mayor’s Intend to Publish London Plan. 
 
28 The Mayor is committed to the delivery of genuinely affordable housing and 
Policy H6 of the Mayor’s Intend to publish London Plan; the Mayor’s Affordable 
Housing and Viability SPG; and, the Mayor’s Affordable Homes Programme 2016-21 
Funding Guidance set out the Mayor’s preferred affordable housing products. The 
applicant is advised that the Mayor’s preference is for affordable rent products to be 
secured at London Affordable Rent benchmark levels, and for intermediate shared 
ownership products to be secured as affordable to a range of incomes below the 
upper limit of £90,000 per annum and benchmarked against the monitoring figure of 
£56,200 per annum in the London Plan Annual Monitoring Report. All affordable 
housing must be secured in perpetuity, within a Section 106 agreement.  
 
29 The applicant should investigate the use of grant funding to increase the 
affordable housing provision and engage with a Registered Provider. 
 
30 If the level of affordable housing provision within the scheme is below the Fast-
Track Threshold for the site (by habitable room, without public subsidy) at the Mayor’s 
decision-making stage, both an early and late review mechanism will be required to 
be secured within a S106 legal agreement in line with Policy H5 of the Mayor’s Intend 
to Publish London Plan. If the Mayor’s Fast-Track Route threshold is met and the 
scheme meets the Fast Track Route criteria, only an early review mechanism would 
be required (to be triggered if an agreed level of progress on implementation has not 
been made within two years of any planning permission). A draft of the S106 
agreement must be agreed with GLA officers prior to any Stage II referral; example 
clauses are provided within the Affordable Housing and Viability SPG. 
 
Housing Mix  
 
31 London Plan Policies 3.8 and 3.11 encourage a choice of housing based on 
local needs with affordable family housing identified as a strategic priority. Policy H10 
of the Mayor’s Intend to Publish London Plan states that the unit mixes should have 
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regard to the local housing need and demand. These policies are supported by the 
London Plan Housing SPG, which seeks to secure family accommodation within 
residential schemes and sets strategic guidance for councils in assessing their local 
needs. Policy H10 of the Mayor’s Intend to Publish London Plan also acknowledges 
that a higher proportion of one and two bed units are generally more suited to central 
or urban locations. 
 
32 The scheme proposes 128 residential units and the housing mix comprises a 
range of unit sizes including 1-beds, 2-beds and 3-beds, which is supported in 
principle. Subject to the Council confirming the proposed mix meets local need of the 
Borough, GLA officers are supportive of the housing mix from a strategic perspective.   

Urban design. 

33 The design principles in chapter seven of the London Plan and chapter 3 of the 
Mayor’s Intend to Publish London Plan expect all developments to achieve a high 
standard of design which responds to local character, enhances the public realm and 
provides architecture of the highest quality. 
 
34 London Plan Policy 3.4 and Policy D3 of the Mayor’s Intend to Publish London 
Plan seek to optimise the potential of sites. As per Policy D3 of the Mayor’s Intend to 
Publish London Plan, a design-led approach to optimising site capacity should be 
based on an evaluation of the site’s attributes, its surrounding context and its capacity 
for growth.  
 
35 The link from Parkhouse Street to the Burgess Park is supported in principle 
and creates a welcome permeability for the site and a useful open space connection 
through to the park for residents; however, as highlighted in the Environment section 
of this report, biodiversity concerns should be addressed to ensure protection and 
enhancement of the SINC.   
 
36 Burgess Park, and a proposed public playground located within the site, would 
be visible from the site boundary on Parkhouse Street; this is supported for the 
creation of permeability.     Noting the curvature of the north-western boundary, 
suitable wayfinding signage should be secured by the Council to assist in navigation 
from the street through to the park.    
 
37 The proposed building has been designed to enable breathing space between 
the adjacent site building proposals on 21-23 Parkhouse Street and this is supported. 
The creation of a park walk and play trail along the western boundary of the site is 
supported; high quality planting should be secured by the Council.  
 
38 The proposals are 11 storeys at their highest point on the park edge, with 
lower blocks towards the south (seven storey shoulder height on Parkhouse Street) of 
the site. Policy D9 sets out that tall buildings should only be developed in locations 
that are identified in Development Plans. The NSP22 site allocation for the site sets 
out that comprehensive mixed-use redevelopment of the site could include taller 
buildings subject to consideration of impacts on existing character, heritage and 
townscape. The heights are supported by GLA officers subject to relevant heritage 
and townscape views assessments (as outlined in subsequent sections of this report) 
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and Council officer’s review of the daylight and sunlight assessment provided within 
the application.  
 
39 The proposed development adjoins Burgess Park MOL to the north. The 
proposed development is not located within MOL, however due to the height and 
massing of the proposed development it is judged to impact on its openness. As 
demonstrated by View 5 of the HTVIA, the proposed development would be a 
prominent new feature in views within the park in an area where there is a greater 
sense of openness due to the open and generally wooded skyline along the southern 
park edge. This would also be apparent from locations closer to the application site 
centrally within the park. While View 6 of the HTVIA is not necessarily representative 
of how the proposed development would appear in close- to medium-distance views 
from within the park, where the proposed development is likely to be a prominent new 
feature within the park, it is noted that the proposed development incorporates a 
green corridor link along the western boundary , and also provides new planting and 
greening along the northern boundary of the site , providing mitigation of the 
proposed development’s impact on the openness of the MOL. This new green 
corridor is considered further in the Environment section of this report.   
 
40 To ensure the safe function of the yard space, pedestrian, cyclist and vehicle 
conflict should be avoided and the Council should secure the residential cycle access 
through the site with a clear and legible route.  Suitable wayfinding signage and 
mitigation should be secured.   
 
41 The architectural aesthetic appears a good quality, contemporary design. The 
principal material for the external elevations is brick; this is supported and should be 
suitably secured.  
 
Townscape views 
 
42 Policy 7.11 of the London Plan and Policy HC3 of the Mayor’s Intend to 
Publish London Plan set out that strategic views include significant buildings, urban 
landscapes or riverscapes that help to define London at a strategic level, and that 
they are seen from places that are publicly-accessible and well-used. The policies 
state that development proposals must be assessed for their impact on a designated 
view if they fall within the foreground, middle ground or background of that view.  

43 As set out in London Plan Policy 7.11 and Map 7.3, the site is located beyond 
the London Panorama 1A.2 Alexandra Palace to Central London. London Plan Policy 
7.12C states that development proposals in the background of a view should give 
context to landmarks (in this case, St Paul’s Cathedral) and not harm the composition 
of the view as a whole. 
 
44 Policies HC3 and HC4 of the Mayor’s Intend to Publish London Plan seeks a 
stronger emphasis on background views, notably Policy HC4 F3 states that 
“development in the background should not harm the composition of the Protected 
Vistas, nor the viewer’s ability to recognise and appreciate the Strategically-Important 
Landmark, whether the development proposal falls inside the Wider Setting 
Consultation area or not”. 
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45 Verified views should be provided to enable GLA officers to assess whether 
the proposed development harms the composition of the Protected Vista, or the 
viewer’s ability to appreciate the Strategically-Important Landmark of St Paul’s 
Cathedral in line with London Plan Policies 7.11, 7.12 and Policies HC3 and HC4 of 
the Intend to Publish London Plan. 
 
Industrial floorspace 
 
46 Modern employment space drives the character of this architecture and 
scheme. The proposals take precedent from existing buildings used and how this can 
fit into the new scheme. Units account for aspects such as suitable access, quantum 
of wall space, larger floor plates, clear storey glazing, waste access etc.  The 
proposed yard space to support the functions and operations of the light industrial 
land uses is supported.  
 
47 The ground and first floor commercial units are flexible in size and can be 
reconfigured based on individual tenants’ requirements. Partitioning walls can be 
used or removed to create larger workspaces, and the units have the ability to create 
double height spaces with the use of void/mezzanine/staircases. While this is 
supported in principle, the proposed floor to ceiling heights are proposed between 3.5 
metres and 3.945 metres in height in contrast to guidance within the Mayor of London 
Industrial Intensification Primer” (January 2017) which recommends floor to ceiling 
heights of 4.5-8 metres. This should be addressed and further information and 
evidence is required to evidence how industrial uses can function uncompromised 
within the proposed space.  
 
Agent of Change 
 
48 Policy D13 of the Intend to Publish London Plan states the Agent of Change 
principle places the responsibility for mitigating impacts from existing noise and other 
nuisance-generating activities or uses on the proposed new noise-sensitive 
development. The policy states that new noise and other nuisance-generating 
development proposed close to residential and other sensitive uses should put in 
place measures to mitigate and manage any impacts.  Furthermore, it states that 
development proposals should manage noise and other potential nuisances by 
ensuring good design mitigates and minimises existing and potential nuisances; 
exploring mitigation measures early in the design stage, with necessary and 
appropriate provisions, including ongoing and future management of mitigation 
measures secured through planning obligations; and separating new noise-sensitive 
development where possible from existing noise-generating businesses and uses 
through distance, screening, internal layout, sound-proofing, and insulation and other 
acoustic design measures. 
 
49 Due to the proximity of neighbouring industrial land uses to the proposed 
scheme as well as the co-location of industrial and residential uses within the 
application site, Policy D13 is applicable to the proposed development. 
 
50 The planning statement sets out that several mitigation measures have been 
incorporated into the design of the proposals to ensure minimal impact on the 
residential uses and references the construction of a concrete structure to absorb all 
noise and vibration from the ground floor B1(c) uses as an example of this mitigation. 
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While this is supported in principle, further information is required to demonstrate that 
impacts from nuisance generating activities have been sufficiently mitigated and 
managed within the proposed development. Notably, the first floor of the development 
provides for both commercial and residential uses, so consideration must be had to 
the B1(c) uses at first floor level, in addition to the B1(c) uses at ground level. In 
addition, further information must be provided that demonstrates that consideration 
has been had to Policy D13 and E5 in respect nuisances in addition to noise and 
vibration; for example, in addition to dust, odour, vehicle movements, light nuisances 
and noise-generating uses in the service yard.  
 
51 The planning statement details that the yard space could be used for 
occasional ‘studio open day’ events for the occupiers of the commercial floorspace 
and a plan has been included in the DAS detailing how market stalls could trade 
within the site. Further information should be provided detailing how the hosting of 
such events will not compromise the efficient functioning of the industrial land uses. 
Noting the potential conflicts between users of the space between pedestrians visiting 
the site, residents accessing their properties, and vehicles using the space for 
servicing B1(c) operations, to ensure an appropriate level of safety for attendees, the 
Council secure an appropriate management plans for such activities which also 
addresses noise, waste and crowd control management.   
 
Residential Quality 

52 London Plan Policy 3.5 ‘Quality and Design of Housing Developments’ and 
Policy D6 of the Mayor’s Intend to Publish London Plan promote quality in new 
housing provision, with further guidance provided by the Housing SPG.  
 
53 The planning statement sets out that the proposed units have been designed 
to meet the nationally described minimum space standards and that all the proposed 
units have a private outdoor amenity through the provision of a balcony, and access 
to communal outdoor amenity provided at roof level. The roof terraces provide play 
space, and growing spaces with allotment beds for residents use; this optimisation of 
space is supported by GLA Officers and access to these spaces alongside high 
quality planting and playable features (as discussed further below) should be secured 
by the Council. The Council should also ensure the proposed roof top communal 
areas provide suitable amenity space for example, by assessing the wind and 
microclimate of this space and securing mitigation as appropriate. 
 
54 In terms of residential quality, 66% of units across the scheme are dual aspect.  
There are number of single aspect units facing the internal service yard which do not 
have a “quiet side”, with the only aspect overlooking an industrial space. The Council 
should ensure that the highest specification acoustic insulation is secured and should 
seek that the number of single aspect units are decreased where possible (for 
example, the creation of through units). The Council should also rigorously test 
daylight and sunlight levels within the development to ensure a satisfactory quality, 
particularly for these single aspect resident units. 
 
55 In accordance with the Housing SPG (March 2016) the provision of natural 
daylight within the cores should be addressed.   
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Play space 

56 London Plan Policy 3.6 and Policy S4 of the Mayor’s Intend to Publish London 
Plan seeks to ensure that development proposals include suitable provision for play 
and recreation, and incorporate good-quality, accessible play provision for all ages, of 
at least 10 sq.m. per child.  
 
57 The application sets out that 526sq.m. of playspace is proposed within the 
development comprising roof top terrace spaces for the provision of playspace for 
under 5’s, with landscape playspace in the public realm for the 5-11 year olds, and 
133 sq.m. of playspace for older children provided as an off-site contribution. The 
Design and Access Statement details a number of play areas within 850 metres of 
the application site and the Planning Statement indicates that the off-site contribution 
is for the maintenance and improvement of the existing and planned off-site play 
facilities in Burgess Park.   
 
58 In accordance with Shaping Neighbourhoods Play and Informal Recreation 
SPG, further justification should be provided outlining the planning constraints of  
why playspace cannot be achieved on-site for all age groups and demonstrating that 
the proposal fully satisfies the needs of the development whilst continuing to meet the 
needs of existing residents. Subject to addressing this requirement of the SPG, 
Southwark Council should secure the off-site play provision (creation of new 
provision, improvements to existing play facilities and/or an appropriate financial 
contribution) within a S106 legal agreement.   

 
59 It is further recommended that high quality, safe, playable features for children 
are provided on-site, as well as safety measures and shaded spaces, and these 
should be secured by the Council via condition or S106 legal obligation.  
 
60 In accordance with Policy S4 of the Mayor’s Intend to Publish London Plan, it 
must be demonstrated that all playspace and equipment within the development is 
not segregated by tenure, and this must be secure within any planning permission. 
 
Fire Statement  
 
61 In the interests of fire safety and to ensure the safety of all building users, 
Policy D12 of the Mayor’s Intend to Publish London Plan seeks to ensure that 
development proposals achieve the highest standards of fire safety.  
 
62 In accordance with Policy D12, a Fire Safety Strategy (Fire Statement) 
produced by a H+H Fire has been submitted with the application. Further information 
is required within this statement to ensure that this policy has been addressed in full 
by provision of details of the building’s construction (methods, products and materials 
use, including manufacturers’ details) and details of how the proposed development 
will ensure that any potential future modifications to the building will take into account 
and not compromise the base build fire safety / protection measure.  The Council 
should ensure the measures outlined in this statement are secured via condition to 
ensure compliance with Policy D12 of the Mayor’s Intend to Publish London Plan.  
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Heritage 
 
63 London Plan Policy 7.8. and Policy HC1 of the Mayor’s Intend to Publish 
London Plan state that development should conserve heritage assets and avoid 
harm. The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the 
statutory duties for dealing with heritage assets in planning decisions. In relation to 
listed buildings, all planning decisions should “have special regard to the desirability 
of preserving the building or its setting or any features of special architectural or 
historic interest which it possesses”.  The NPPF states that when considering the 
impact of the proposal on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation and the more important the asset, 
the greater the weight should be. Significance can be harmed or lost through 
alteration or destruction of the heritage asset or development within its setting.  
 
64 Where a proposed development will lead to ‘substantial harm’ to or total loss of 
the significance of a designated heritage asset, local planning authorities should 
refuse consent, unless it can be demonstrated that the substantial harm or loss is 
necessary to achieve substantial public benefits that outweigh that harm or loss.  
Where a development will lead to ‘less than substantial harm’, the harm should be 
weighed against the public benefits of the proposal, including securing its optimum 
viable use. Any harm must be given considerable importance and weight. 
 
The site does not contain any designated heritage assets nor is the site located within 
a conservation area. There are statutorily listed buildings and structures in close 
proximity to the site located within Burgess Park and the surrounding streets. These 
assets include the Grade II Lime Kiln (south west of junction of Albany Road and 
Wells Way) located within Burgess Park, the Grade II listed Groundwork Trust Offices 
and attached chimney, piers and railings, the Grade II listed Burgess Park War 
Memorial, Grade II listed former church of St George, the Grade II listed Almshouses 
(North, South and Centre Ranges), Grade II listed 73, 75 and 77 Southampton Way, 
Grade II listed 113 Wells Way, and the Urn in the Garden of number 113, Grade II 
listed Collingwood House, Grade II listed 39-45 and 6-22 Newent Close, Grade II 
listed Dining and Assembly Hall at Brunswick Park Primary School and Grade II listed 
Numbers 13-16 Addington Square, Numbers 17-20 and Attached Railings, Numbers 
33-37 and Attached Railings, 38-42 Addington Square. 
 
65 The is site is also in close proximity to the Addington Park Conservation Area, 
which is located approximately 280 metres to the west of the site and Liverpool Grove 
Conservation Area which is located approximately 380 metres to the north of the site.   
 

66 The planning application has been supported by a (Built) Heritage, 
Townscape, Visual Impact Assessment that concludes that no harm is identified to 
the setting or significance of the assessed heritage assets and that the special 
interest of statutorily listed buildings identified in the study area is preserved. 

 
67 GLA Officers consider that there will be some harm to the setting of the Grade 
II listed Groundwork Trust Offices and attached chimney as the proposals would be 
visible to the left of the chimney when viewed from the north-east. The separating 
distance between the features allow for the silhouette of the chimney to remain a 
separate feature within some views and the proposed datum would sit below the 
height of the chimney and that of the church spire, which would remain the primary 
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feature. GLA Officers consider the harm caused to the setting of this asset to be less 
than substantial.  
 
68 GLA Officers consider that there will be some harm to the setting of the Grade 
II listed Grade II listed former church of St George. As existing, the open space within 
Burgess Park affords long views of the church that are attractive and hold amenity 
value, and the assessment provided with the application has considered these views, 
with the proposed building visible to the right of the church when viewed from the 
bridge crossing the lake within Burgess Park, and using footpaths within the park. As 
the proposed building sits above the tree canopy along the southern edge of the park, 
the building is visible to the right of the church spire; From the lake bridge, there is a 
separating distance which allows for the church spire silhouette to remain a distinctive 
feature and the datum of the proposed building would sit below the height of the 
church spire, which would remain the primary feature on the skyline. The stepped 
arrangement of buildings places the greatest height (11 storeys) away from the spire, 
with a lower shoulder of eight storeys in closest proximity. GLA Officers consider the 
harm caused to the setting of this asset to be less than substantial. 
 
69 While the proposed development will be visible from, and within the setting of, 
a number of the other designated heritage assets, including Lime Kiln, Burgess Park 
War Memorial, 73, 75 and 77 Southampton Way and 113 Wells Way and the Urn in 
the Garden of number 113, Collingwood House, 39-45 and 6-22 Newent Close, 
Almshouses (North, South and Centre Ranges), Dining and Assembly Hall at 
Brunswick Park Primary School and Addington Square: Numbers 13-16 Addington 
Square, Numbers 17-20 and Attached Railings, Numbers 33-37 and Attached 
Railings, 38-42 Addington Square, GLA Officers consider that due to the proposed 
development’s distance from these designated heritage assets, its built form, relative 
scale and character and the surrounding urban form, no harm arises.  
 
70 The scheme proposes a number of public benefits including: 35% affordable 
housing (subject to resolution of tenure), housing and economic benefits, including 
the reprovision (and slight increase) of industrial floorspace providing for the creation 
of jobs in a high-quality development. 
 
71 Having regard to the statutory duties in respect of listed buildings and 
conservation areas in the Planning (Listed Buildings and Conservations Areas) Act 
1990, and NPPF requirements in relation to listed buildings, structures and 
conservation areas, GLA officers are satisfied that the less than substantial harm is 
outweighed by the public benefits of the proposal.  
 
72 Noting the high-quality design of the scheme, it is considered that the 
proposed development is generally sympathetic to the form, scale, materials and 
architectural detail of the nearby listed buildings and conservation area, and the 
scheme is considered to accord with London Plan Policy 7.8. and Policy HC1 of the 
Mayor’s intend to publish London Plan. 
 

Inclusive design 
 
73 London Plan Policy 7.2 and Policy D5 of the Mayor’s Intend to Publish London 
Plan require that all new development achieves the highest standard of accessible 
and inclusive design and can be used safely, easily and with dignity by all. London 
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Plan Policy 3.8 ‘Housing Choice’ and Policy D7 of the Mayor’s Intend to Publish 
London Plan requires that 90% of new housing meets Building Regulation 
requirement M4(2) ‘accessible and adaptable dwellings’ and 10% meets Building 
Regulation requirement M4(3) ‘wheelchair user dwellings’, that is, designed to be 
wheelchair accessible or easily adaptable for residents who are wheelchair users. 
 
74 Clarification is required in respect of the number of M4(3) that are proposed 
within the scheme noting that the submitted planning statement states at paragraph 
4.9 that thirteen units (10%) are proposed to be Part M4(3) compliant dwellings 
however at paragraph 6.93 states that twelve units (9%) will be M4(3) compliant. The 
Council should ensure policy compliant commitments are carried through to the 
detailed design stages, with appropriate conditions securing the provision, with 
wheelchair user dwellings distributed across a variety of housing typologies, tenures 
(as indicated within the DAS) and locations within the scheme to give disabled and 
older people similar choices to non-disabled people.  
 

Environment 

Energy 

75 To ensure compliance with policies of the London Plan and the Mayor’s Intend 
to Publish London Plan, further information is required in respect of a number of 
elements of the energy strategy. Detailed technical comments in respect of energy 
have been circulated to the Council under a separate cover to be addressed in their 
entirety.  
 
Air quality 
 
76 An air quality neutral assessment has not been provided with the application. It 
is therefore not possible to determine whether the proposed development is air 
quality neutral in accordance with London Plan Policy 7.14B(c) and Policy SI 1 (B) 
(2a) of the Mayor’s Intend to Publish London Plan. The applicant should submit an 
assessment, taking into account building and transport emissions, including the 
proposed development trip rate as described in Section 6 of the air quality 
assessment. 
 
77 An assessment of air quality impacts arising from construction traffic have 
been screened out as insignificant. The applicant must provide a robust basis for 
screening of construction traffic impacts (traffic movements must be below the AQMA 
screening thresholds), particularly given very high concentrations of nitrogen dioxide 
measured recently on Camberwell Road and at other nearby monitoring sites. This is 
to ensure that the proposed development does not lead to adverse impacts on local 
air quality in accordance with London Plan Policy 7.14B and Policy SI 1 (B)) of the 
Mayor’s Intend to Publish London Plan. 
 
78 A planning condition or an obligation within a S106 agreement should secure 
compliance with the Non-Road Mobile Machinery (NRMM) Low Emission Zone for 
London in accordance with Policy 7.14B of the London Plan and Policy SI 1 (D) of the 
Mayor’s Intend to Publish London Plan. 
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79 A planning condition or an obligation within a S106 agreement should also 
secure measures to control emissions during construction and demolition as per 
Section 7 of the Air Quality Assessment. Automatic monitoring is recommended in 
order to avoid significant dust impacts on neighbouring properties and Burgess Park 
in accordance with Policy 7.14B and Policy SI 1 (D) of the Mayor’s Intend to Publish 
London Plan. 
 
Flood Risk 
 
80 The site is in Flood Zone 3, in an area benefitting from River Thames tidal 
defences. A Flood Risk Assessment has been submitted as required under the NPPF 
which considers the risk of flooding from a range of sources, but does not adequately 
address the residual risk of flooding due to surface water. No assessment is made of 
whether raising the site levels would cause the impact of the overland flow path on 
adjacent properties to increase. A recommendation is made to set floor levels above 
the flood level but not assessment of these levels is provided. 
 
81 Evidence from the Environment Agency has been provided confirming that the 
site lies outside of the modelled flood extents resulting from a breach of Thames tidal 
defences. 
 
82 The Flood Risk Assessment provided for the proposed development does not 
comply with London Plan Policy 5.12 and Policy SI.12 of the Mayor’s Intend to 
Publish London Plan, as it does not give appropriate regard to surface water flood 
risk.  
 
Sustainable Drainage 
 
83 The surface water drainage strategy provides an assessment of greenfield 
runoff rates, existing runoff rates, and attenuation storage required to restrict the 100 
year (plus 40% climate change) post-development discharge rate to greenfield runoff 
rate. The surface water drainage strategy addresses the drainage hierarchy. 
Rainwater harvesting, raingardens, permeable paving and attenuation tanks are 
proposed. Green roofs are also shown on the landscaping plans (although they are 
not mentioned in the drainage strategy). This approach generally satisfies the 
requirements of London Plan policy 5.13 and London Plan SI.13 of the Mayor’s 
Intend to Publish London Plan. The Council should secure the green roofs as part of 
the drainage strategy for consistency with the landscape plans.  
 
84 As of April 2019, London’s 33 Lead Local Flood Authorities (LLFAs) have 
introduced the London Sustainable Drainage Proforma. Future applications should be 
accompanied by a completed proforma when submitted. The proformas for all Local 
Authorities can be found here (https://www.london.gov.uk/what-we-
do/environment/climate-change/surface-water/london-sustainable-drainage-proforma) 
and on the relevant borough’s websites. 
 
Water efficiency 
 
85 Water efficiency information has not been provided for the residential 
components of the development. The sustainability statement proposes that the non-
residential components of the development will target a minimum BREEAM rating of 

https://www.london.gov.uk/what-we-do/environment/climate-change/surface-water/london-sustainable-drainage-proforma
https://www.london.gov.uk/what-we-do/environment/climate-change/surface-water/london-sustainable-drainage-proforma
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‘Excellent’. The BREEAM pre-assessments for these components show a greater 
than 40% reduction in water consumption and scores of 3 on water measures. This is 
in accordance with Policy SI.5 of the Mayor’s Intend to Publish London Plan and is 
strongly supported. 
 
86 The residential water consumption targets should be provided to ensure the 
requirements of London Plan Policy 5.15 and Policy SI.5 of the Mayor’s Intend to 
Publish Plan are met.  
 
Biodiversity 
 
87 The site adjoins the Burgess Park Site of Nature Conservation (SINC) to the 
north. The site masterplan provides a buffer between the SINC and the built form, 
and as a result no trees within the SINC would be removed. A narrow-vegetated 
buffer is proposed as part of the development within the northern site boundary. 
 
88 The proposed development has the potential to overshadow the SINC and 
through overshadowing, impact on the trees and habitats closest to the site. The 
Ecology Survey and Report document and the Daylight/Sunlight Impact Assessment 
provided with the application addresses this issue. The Ecology Report notes that 
because the part of the SINC to be overshadowed comprises deciduous trees and 
target species which will be dormant or hibernating in winter months there will be an 
insignificant impact on the SINC. To ensure the impacts to the SINC are mitigated, a 
buffer area to the SINC of 5m minimum width should be secured, and the buffer 
should provide biodiverse planting that is complementary to the SINC habitats. 
 
89 The proposed development and pedestrian link to Burgess Park would 
increase footfall within the SINC, which taken cumulatively with the other 
developments proposed along Parkhouse Street could harm the quality and condition 
of this most ecologically sensitive part of the SINC. The Council has invested in the 
SINC over the past decade and GLA Officers understand the Council has aspirations 
for it to be of Metropolitan-level importance. Evidence should be provided detailing 
that the applicant has engaged and worked with the Council to provide enhancement 
to the SINC, notably in the context of the increased disturbance anticipated from 
increased footfall. 
 
Urban Greening 
 
90 The proposed development includes a narrow semi-natural vegetated buffer to 
Burgess Park, as well as rain gardens and roof gardens, which are supported and 
present a positive initial response to urban greening. 
 
91 The applicant has calculated the UGF of the proposed development as 0.27, 
which falls short of the target of 0.4 set by Policy G5 of the Mayor’s Intend to Publish 
London Plan. The application site presents limited constraints to urban greening, and 
therefore the applicant should review the proposed urban greening and seek to 
achieve the target of 0.4 set by Policy G5, particularly in the context of potential 
impacts to the adjacent SINC. As noted in the Mayor’s Intend to Publish London Plan, 
the design process should embed urban greening as a fundamental element of site 
and building design, and the applicant should therefore review opportunities for 
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additional street trees, green roofs, green walls, rain gardens, woodland and 
permeable paving to ensure they achieve a UGF score of 0.4. 

 
92 In accordance with Policy 7.21 of the London Plan and Policy G7 of the Intend 
to Publish London Plan, there would be no tree loss as a result of the proposed 
development.   
 

Transport 
 
Parking 

93 The development will be ‘car-free’ apart from four wheelchair accessible 
residential and one commercial parking bays on-site, accommodated at ground floor in 
the shared surface courtyard. This is in line with the policies of the Mayor’s Intend to 
Publish London Plan for provision at the outset. It is encouraged that all of the car 
parking bays are have electric vehicle charging facilities. 

94 To manage overspill car parking, residents should be excluded from applying for 
residential car parking permits in the surrounding controlled parking zones (CPZ), to be 
secured by condition or by obligation within a S106 legal agreement. 

95 The scheme would contain 259 residential and commercial cycle parking spaces 
and 5 visitor cycle parking spaces. This is in line with the Mayor’s Intend to Publish 
London Plan standards. It must be confirmed prior to determination that this cycle 
parking complies with London Cycle Design Standards (LCDS) 

Healthy Streets  

96 Being a predominantly ‘industrial’ area, Parkhouse Street has a relatively poor 
pedestrian and cycle environment, with narrow footways. Given that there are four sites 
in Parkhouse Street subject to planning applications for residential mixed use schemes, 
the Council should consider a ‘pool’ of complementary S106/S278 funded 
improvements to Parkhouse Street and to the Wells Way bus stops and other local 
facilities and services. This would have wider benefits than stand-alone ‘site specific’ 
S278 works. 

97 The proposals include an inset loading bay on Parkhouse Street frontage that will 
be used for servicing the commercial element. This reduces the already-limited footway 
width for pedestrians further. The planning statement states that “the development has 
been designed so that the commercial occupiers can service from either the commercial 
loading bay on Parkhouse Street or for a number of ground floor units, directly into their 
unit via the yard”. The Council should therefore consider if the inset on-street loading 
bay is necessary in addition to on site provision, given the conflict with Healthy Streets 
policy. 

Transport impact  

98 The trip generation assessment is acceptable, and the development on its own 
would be unlikely to have a significant adverse impact on the highway and public 
transport networks. However, the aforementioned four development proposals in the 
vicinity, when taken together, have potentially a more significant impact and would 
benefit from local transport improvements. 
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99 The Council has proposed a pool of S106 funding allocated specifically to cycle 
hire expansion (new docking station) and bus capacity enhancements. Given the 
uncertainty of delivery of all four developments, there is a risk that insufficient funding is 
available for improvements needed for those that do proceed and cumulative transport 
impacts are not mitigated. As such, it is suggested that S106 funding is secured flexibly 
for more general local transport improvements, to be spent in agreement between the 
Council and TfL. This could then be used to fund the most pressing and useful transport 
enhancements in a timelier manner, for example a cycle hire docking station which TfL 
considers of higher priority. Further discussion with the Council on this approach and 
agreement as to an appropriate tariff is required. 

Travel planning, servicing and construction  
 
100 The Travel Plan, construction logistics plan (CLP) and a delivery and servicing 
plan (DSP) must be submitted for approval by the Council prior to commencement, to 
be secured by condition/s106 planning obligation. The travel plan should contain targets 
and measures to maximise cycling, given that the site is well located to the emerging 
Southwark Quietway network, including the ‘Southwark Spine’ main borough north-
south cycle route.  The travel plan should commit to free/subsidised cycle hire business 
accounts for commercial occupiers, and two years’ free cycle hire membership per 
household, as per draft New Southwark Plan policy, should cycle hire be extended to 
the area.   

101 The DSP and CLP must consider and outline measures to protect pedestrians 
and cyclists in line with Vision Zero. The DSP should commit to maximising use of 
cycles and other sustainable methods for deliveries, for example for office food/supply 
deliveries. Reducing deliveries through consolidation and maximising use of non-
vehicular means would reduce the need for the on-street loading bay, as mentioned 
above.  

Local planning authority’s position 
 

102 Southwark Council planning officers have engaged in pre-application discussions 
with the applicant and are undertaking an assessment of the submitted planning 
application and have raised some concerns in respect of the height of the proposal and 
the residential quality of the some of the proposed residential units. GLA Officers 
understand that Southwark Planning Officers have a preference for Southwark social 
rent as the product delivered in the low-cost rented tenure, and are assessing the 
viability information provided within planning application.  
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Legal considerations 
 
103 Under the arrangements set out in Article 4 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor is required to provide the local planning 
authority with a statement setting out whether he considers that the application complies 
with the London Plan, and his reasons for taking that view. Unless notified otherwise by 
the Mayor, the Council must consult the Mayor again under Article 5 of the Order if it 
subsequently resolves to make a draft decision on the application, in order that the 
Mayor may decide whether to allow the draft decision to proceed unchanged, or direct 
the Council under Article 6 of the Order to refuse the application, or issue a direction 
under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application and any connected application. There is no 
obligation at this present stage for the Mayor to indicate his intentions regarding a 
possible direction, and no such decision should be inferred from the Mayor’s statement 
and comments. 

Financial considerations 

104 There are no financial considerations at this stage. 

Conclusion  

105 London Plan and Intend to Publish London Plan policies on land uses, housing, 
affordable housing, urban design, agent of change, play space, heritage, inclusive 
design, energy, air quality, flood risk, sustainable drainage, water efficiency, 
biodiversity, urban greening, and transport are relevant to this application. The below 
issues must be addressed to ensure the proposal complies with the London Plan and 
the Mayor’s Intend to Publish London Plan:  

• Principle of development: The proposed residential and re-provided 
industrial land uses are appropriate in strategic planning terms and generally 
comply with London Plan and the Mayor’s Intend to Publish London Plan 
policies 

• Affordable housing: The scheme proposes 35 per cent affordable housing by 
habitable room with a tenure split of 70 per cent affordable rent and 30 per 
cent shared ownership.  Subject to confirmation from the Borough that the 
proposed tenure is supported, and that the 35% affordable housing is 
proposed without public subsidy, the scheme will be eligible to follow the Fast-
Track Route. The rent levels and eligibility criteria for the affordable units must 
be appropriately secured. If the scheme meets the Fast-Track Threshold at 
determination stage, an early stage review mechanism must also be secured. 
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• Design and heritage: The proposal seeks to optimise the site and there are 
no strategic concerns raised in respect of the height and massing of the 
proposed development. The floor to ceiling heights of the industrial land uses 
should be addressed to ensure industrial uses can function uncompromised 
within the site. The residential quality of the single aspect units facing onto the 
industrial yard should be reviewed. Verified views are required to assess the 
proposal’s impact upon London Panorama 1A.2. The proposal will result in 
less than substantial harm to the setting of heritage assets within Burgess 
Park, which is outweighed by public benefits, subject to resolution of the 
affordable housing position. 

• Agent of Change: Further evidence should be provided that demonstrates 
that consideration has been had to the agent of change principle in respect of  
noise-generating uses in addition to dust, odour, vehicle movements, light and 
vibration nuisances etc., due to the proximity of nearby industrial land uses to 
the proposed scheme, as well as the co-location of industrial and residential 
uses within the application site.  

• Play space: Further information is required to justify the proposed off-site play 
space provision for the 11+ age group in respect of demonstrating that the 
proposals fully meet the needs of the development whilst continuing to meet 
the needs of existing residents and outlining the planning constraints of why 
play space cannot be achieved on-site for all age groups. 

• Energy: Further information is required in respect of a number of elements of 
the energy strategy. Detailed technical comments in respect of energy have 
been circulated to the Council under a separate covered to be addressed in 
their entirety.  

• Air quality: An air quality neutral assessment is required to be submitted. 
Treatment of construction impacts is required to be addressed. The site is 
close to Camberwell Road, amongst other roads, where very poor air quality 
has recently been measured. It is recommended that conditions are imposed 
in relation to non-road mobile machinery and construction and demolition. 

• Sustainable drainage and water efficiency: The Council should secure the 

green roofs as part of the drainage strategy for consistency with the landscape 

plans. The residential water consumption targets should be provided to ensure 

the requirements of London Plan Policy 5.15 and Policy SI.5 of the Mayor’s 

Intend to Publish Plan are met.  

• Biodiversity and urban greening: To ensure impacts from the development 

on the SINC are mitigated, a buffer area to the SINC of at least metres should 

be secured, and the buffer should provide biodiverse planting that is 

complementary to the SINC habitats. The site presents limited constraints to 

urban greening, and in the context of potential impacts to the adjacent SINC 

the proposed urban greening should be reviewed to achieve the target of 0.4, 

particularly  

• Transport: An enhanced pedestrian and cycle environment required, vision 
Zero issues need to be addressed and mitigation of transport impacts should 
be secured through S106 pooling arrangement. 
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for further information, contact GLA Planning Unit (Development Management): 
 
Debbie Jackson, Director, Built Environment 
020 7983 5800 email: Debbie.jackson@london.gov.uk  
John Finlayson, Head of Development Management  
020 084 2632 email John.Finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management  
020 7084 2820 Alison.Flight@london.gov.uk  
Kate Randell, Team Leader – Development Management 
020 7983 4178    email Kate.Randell@london.gov.uk   
Emily Leslie, Senior Strategic Planner, Case Officer  
07825592508 email Emily.Leslie@london.gov.uk  
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