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 planning report GLA/4599/02 

 30 March 2020 

301-303 Ilderton Road 
in the London Borough of Southwark  

planning application no. 18/AP/2761  
  

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 

Demolition of the existing buildings for the construction of a 12-storey building to provide 
46 residential units and light industrial floor space on the ground and first floor levels. 
 

The applicant 

The applicant is Tailored Living Solutions Ltd and the architect is Studio Partington. 

Key dates 

• Pre-application meeting: 15 May 2018. 

• Stage 1 report: 3 December 2018. 

• Committee meeting: 12 November 2019. 
 

Strategic issues summary 

Principle of development: The proposed land uses are supported in strategic planning 
terms (paragraph 8). 

Re-provision of employment floorspace: 449 sq.m., which is net uplift of 59 sq.m. on 
the existing industrial capacity of 390 sq.m. (paragraph 9). 

Affordable housing: 36% by habitable room (without subsidy), with a tenure split of 
72.5% social rent and 27.5 intermediate as London Living Rent and/or shared ownership 
(paragraphs 10-12). 

Urban design, climate change and transport: The issues raised at Stage 1 have been 
satisfactorily addressed either by way of additional information and/or secured through 
conditions or legal obligations (paragraphs 13-23). 

The Council’s decision 

In this instance, Southwark Council has resolved to grant permission subject to conditions 
and a S106 legal agreement. 

Recommendation 

That Southwark 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 4 October 2018, 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. This was referred to the Mayor under 
Category 1C of the Schedule to the Order 2008: 

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

 
2 On 26 November 2018, the Mayor considered planning report GLA/4599/01, and 
subsequently advised Southwark Council that the application did not comply with the 
London Plan and draft London Plan (now the Mayor’s intend to publish London Plan), 
for the reasons set out in paragraph 49 of the above-mentioned report.  

3 A copy of the above-mentioned report is attached. The essentials of the case 
regarding 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. On 
12 November 2019, Southwark Council resolved to grant permission subject to 
conditions and a S106 legal agreement, and on 14 February 2020 it advised the Mayor 
of this decision. The Stage II referral was received complete on 17 March 2020. 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 Southwark 
Council under Article 6 to refuse the application or issue a direction to Southwark 
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 30 March 2020 to notify Southwark 
Council of his decision and to issue any direction.   

4 The Mayor’s 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 At the consultation stage, Southwark Council was advised that the application did 
not fully comply with the London Plan and draft London Plan (now the Mayor’s intend to 
publish London Plan), for the reasons given below: 

• Principle of development: The proposed development would deliver new 
residential units and re-provide employment floorspace. Although the proposed 
development is on SIL, given the coordinated approach to the managed 
release of industrial land set out above, the proposed land uses are 
considered appropriate in strategic planning terms and generally comply with 
London Plan Policies 2.13, 2.17, 3.3 and 4.4 and draft London Plan Policies 
E4, E5, GG2, H1 and SD1. Further information is required on the site’s existing 
(or former) industrial businesses. 

• Re-provision of industrial capacity: The proposed quantum of industrial 
floorspace does not accord with draft London Plan Policy E7 and the applicant 
should re-provide the sites 390 sq.m. of industrial floorspace without the use of a 
mezzanine. 
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• Affordable housing: The scheme would deliver 35% by habitable room, which 
would not meet the Fast Track Route for applications on industrial land given the 
proposed quantum of industrial floorspace at ground floor level. GLA officers will 
robustly interrogate the applicant’s detailed viability assessment to ensure that 
the maximum level of affordable housing is delivered. The Council must also 
publish the financial viability assessment if the provision remains below 50% in 
accordance with the Mayor's Affordable Housing and Viability SPG and draft 
London Plan to ensure transparency of information. 

• Urban and inclusive design: Broadly supported; however, the applicant must 
address the impact of the scheme’s layout on the carriageway along Ilderton 
Road and ensure that the proposal provides wheelchair accessible units in line 
with London Plan Policy 3.8 and draft London Plan Policy D5. 

• Climate change: The applicant should explore additional measures aimed at 
achieving further carbon reductions; and further revisions and information relating 
to cooling and overheating, the ASHP, district heating and energy demand and 
fabric efficiency are required. The amount of the contribution to be made to the 
borough’s offset fund or an agreement with the Council to undertake a carbon 
reduction project off-site to meet the shortfall must also be provided by the 
applicant. 

• Transport: The proposed cycle parking and Blue Badge parking should be 
amended and EVCPs provided in line with draft London Plan policy. A revised 
travel plan, a delivery & servicing management plan and a construction 
management plan must be secured by condition. Contributions toward 
wayfinding, improvements to the walking and cycling infrastructure along Ilderton 
Road and surrounding streets, bus and rail services and cycle hire will be 
required. 

Strategic planning policy and guidance update 

6 The following draft policy and guidance are now material considerations:  

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

• the London Plan – Intend to publish version (December 2019), which should 
be considered on the basis explained in the NPPF;  

• New Southwark Plan Proposed Submission Version: Amended Policies 2019, 
which should be considered on the basis explained in the NPPF; and 

• Letter from the leader of Southwark Council to Jules Pipe, Deputy Mayor for 
Planning, Skills and Regeneration dated 02/09/18 

• Jules’s response ?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. 
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Update 

7 Since Stage 1, GLA officers have engaged in discussion with the applicant and 
the Council to address the outstanding issues. The scheme has also been amended 
through changes to the internal layout and the height of the building, to address the re-
provision of industrial floorspace and the provision of the required quantum of 
wheelchair accessible units and child play space. In addition, various planning 
conditions and legal obligations are secured as part of Southwark Council’s draft 
decision and draft s106 agreement. Having regard to this, an assessment against the 
strategic issues raised at the consultation stage is set out below. 

Principle of development 

8 As indicated at the Stage 1 consultation, considering the agreement reached 
between the GLA, TfL and the London Borough of Southwark in relation to the release 
of industrial land in the Old Kent Road Opportunity Area, on balance, the principle of 
development is supported in strategic planning terms in line with London Plan Policies 
2.13, 2.17, 3.3 and Policy 4.4, and Policies E4, E5, E7, H1, SD1 and objective GG2 of 
the Mayor’s intend to publish London Plan. 

Re-provision of industrial capacity 

9 At the Stage 1 consultation, the application included industrial floorspace at 
mezzanine level . As indicated earlier in this report, the scheme has been amended 
since the initial consultation and part of this exercise involved the replacement of the 
mezzanine floor with a complete floor of industrial floorspace at the first-floor level. With 
this amendment, the quantum of genuine industrial floorspace is now 449 sq.m. at 
ground and first floor, which is net uplift of 59 sq.m. since Stage 1. In addition, both 
floors would have floor-to-ceiling heights of 4 metres. This is welcomed and supported.  

Affordable housing 

10 The number of residential units has been reduced from 48 to 46, as follows: 

tenure studio 1Bed 2Bed 3Bed total 
units 

total 
hab. Room 

hab. room 
by % 

private 6 12 13 2 33 91 64% 

intermediate  2 1 1 4 14 
36% 

social rent  2 2 5 9 37 

total 6 16 16 8 46 142 100% 

11 The scheme would deliver 36% affordable housing by habitable room, with an 
acceptable tenure split between social rent and intermediate units. The proposed social 
rent homes are being provided at Southwark Social Rent to meet the requirements of 
the emerging New Southwark Plan and are comparable with London Affordable Rent. 
Regarding the intermediate units, these are to be provided as Shared Ownership, 
London Living Rent and Intermediate Rent and made available to households on 
average total gross household annual incomes that are in line with the requirements of 
the Mayor’s intend to publish London Plan, the Mayor’s Affordable Housing and Viability 
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SPG and the London Plan Annual Monitoring Report. The above affordability and 
eligibility are secured in the draft Section 106. 

12 Given that there is an uplift in industrial capacity and the scheme is delivering 
35% affordable housing by habitable room, with a tenure mix that is acceptable to both 
the Mayor and Southwark Council, the application qualifies for the Fast Track Route. As 
such, only an early stage review is required and this has been secured in the draft 
Section 106 agreement in accordance with Policy H5 of the Mayor’s intend to publish 
London Plan. The outstanding matters relating to affordable housing have therefore 
been satisfactorily addressed. 

Urban design 

13 At Stage 1, concerns were raised about the absence of wheelchair accessible 
units and the scheme’s impact on the public realm along Ilderton Road, especially the 
proposed widening and landscaping of the footway including tree planting. Owing to the 
design amendments, the scheme now complies with London Plan Policy 3.8 and 
Policies D5 and D7 of the Mayor’s intend to publish London Plan and this compliance 
has been secured in the draft Section 106 agreement. In terms of the footway, the 
widening of the footway and a loading bay at ground floor have both been removed from 
the proposal and doors previously shown as opening outward onto the carriageway are 
now designed to open inwardly.  

14 To accord with Policy D13 of the Mayor’s intend to publish London Plan, 
conditions have been secured to ensure that the commercial and residential units are 
suitably designed and fitted out to mitigate against noise and vibration for future and 
existing residents, as well as any impact from existing industrial uses on proposed 
residential units. The applicant has also demonstrated, as requested at Stage 1, that the 
proposal would not harm the composition of Protected Vista of 2A.1 as required by 
London Plan Policy 7.12 C and Policy HC4 of the Mayor’s intend to publish London 
Plan. As requested at the initial consultation, a fire strategy has been secured via 
planning condition. 

15 At Stage 1, no on-site play space was proposed and since then the methodology 
for calculating child play space requirements has been updated. Using the GLA’s 2019 
child play space calculator, 165 sq.m. of child playspace is required. With the 
amendments to the design of the scheme, 195 sq.m. of play space is now  provided 
within a communal amenity space at roof level. This has led to a shortfall in the amount 
of communal amenity space and the Council has secured an off-set payment. This is 
acceptable. 

Climate change 

16 At the Stage 1 consultation, the applicant was advised by GLA officers to explore 
additional measures (particularly for the domestic units) aimed at achieving further 
carbon reductions, including maximising the use of photovoltaic panels. Additionally, 
further revisions and information relating to cooling and overheating, the ASHP, district 
heating and energy demand and fabric efficiency were required.  

17 The applicant has submitted the requested information, which has satisfactorily 
addressed the outstanding issues previously raised. The Council has also secured, via 
the draft Section 106 agreement, the submission of a site-wide energy strategy prior to 
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implementation, which must consider the feasibility and financial viability of connecting 
the development to the district CHP, and a contribution of £70,560 to the Council’s 
carbon off-set fund. 

18 Concerns were also raised about residual flood risks and the capacity pf the 
proposed attenuation tanks and a maintenance plan for the SUDs was requested at the 
Stage 1. A maintenance plan has been submitted; and as the site lies outside the River 
Thames tidal defence breach flood extents, the applicant’s approach to residual risk is 
now satisfactory. Regarding attenuation, the Council has secured a greenfield run-off 
offset contribution, which addresses the capacity issues raised by GLA officers at Stage 
1.  

19 The strategic issues raised at Stage 1 relating to climate change have been 
appropriately addressed and the proposal is therefore acceptable in accordance with 
the London Plan and the Mayor’s intend to publish London Plan. 

Transport 

20 The scheme would come forward before the delivery of the Bakerloo Line 
Extension and a contribution of £2,700 per unit has been secured in the draft Section 
106 to deliver improvements to the local bus network. 

21 A CPZ has been secured in the draft Section 106 as recommended at Stage 1. 
The development would be car-free, including disabled parking; however, a controlled 
parking zone (CPZ) would be introduced restricting all future residents, except Blue 
Badge holders, from parking permits. Moreover, the submission of marketing materials 
for sale and rental properties identifying the development as car-free and that all new 
residents should sign acknowledgement of the permit free status of their new home has 
been secured through planning condition by the Council. In view of the site’s constraints 
(namely its narrow shape and location next to a railway line), the nature of the proposal 
i.e. the co-location of residential with re-provided industrial floorspace and the secured 
conditions and legal obligation, on balance, the absence of disabled parking is 
acceptable.  

22 At Stage 1, the cycle storage did not conform to London Cycling Design 
Standards guidance and a contribution towards cycle hire was sought. The Council 
requires details of cycle storage and cycle hire lockers by planning condition to ensure 
that the facility is safe and secure and a bicycle strategy in the draft Section 106 
agreement. This strategy requires details of enhanced cycle facilities, including lockers 
and a Brompton-style cycle hire (with 10% free of charge to the occupiers of at least 
10% of the residential units) and methodologies to guarantee an appropriate level of 
maintenance and fair and equitable access to the enhanced facilities. A delivery & 
servicing management plan bond has been secured in the draft Section 106 agreement, 
which would address GLA officers’ request at Stage 1 for a secured travel plan. 
Regarding healthy streets, the Council is currently working with TfL on a Healthy Streets 
strategy for Old Kent Road and it is expected that part of the funding will come from the 
Council by way of CIL or legal obligations.  

23 On balance, the concerns raised at Stage 1 in relation to transport have been 
sufficiently addressed. 
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Response to consultation 

24 The application was advertised by site notice on 17 September 2018 and over 
200 letters were sent to neighbouring properties on 14 September 2018. It was also 
advertised by press notice on 20 September 2018. Re-consultation exercises were 
conducted on 7 March 2019 and 25 October 2019. Southwark Council has received 3 
responses, comprising one objection, one in support and the other a general comment. 
The proposed mix of housing and commercial units was the basis for supporting the 
application and a request for more green measures, particularly the inclusion of a 
biodiverse roof, was received as a general comment. Regarding the objection, the 
consultee raised concerns about inconvenience caused by the contractor previously 
(without remedy) and the likelihood of this re-occurring if permission is granted. 

Responses from statutory and additional consultees 

• Environment Agency: No objection subject to conditions. 

• Natural England: No comment. 

• London Underground Limited: No comment. 

• Thames Water: No objection subject to a condition relating to piling. 

• London Fire Brigade: No comment. 

• Metropolitan Police: No objection subject to a condition requiring the 
development to achieve ‘Secured by Design’ accreditation. 

Response to consultation conclusion 

25 The issues raised have been considered in the Stage 1 report, the Committee 
report and Addendum and this report. The objection raised relates to the contractor and 
is not a planning matter. In addition, the conditions requested by the Metropolitan 
Police, Environment Agency and Thames Water have been secured. GLA officers are 
therefore satisfied that the statutory and non-statutory responses to the consultation do 
not give rise to any material planning issues that have not been considered in this report 
or the Stage 1 report.  

Draft section 106 agreement 

26 The draft S106 agreement includes the following provisions: 

• affordable housing, comprised of 36% by habitable room (72.5% Social Rented 
and 27.5% Shared Ownership/London Living Rent/Intermediate Rent); 

• early stage review; 

• wheelchair housing; 

• restriction of workspace use to B1c; 

• affordable workspace management plan; 

• affordable workspace marketing strategy; 

• employment and training, apprenticeships and local procurement; 

• Section 278 highway works; 

• bicycle strategy, including provision of folding bikes, such as Brompton folding 
bicycles and bicycle lockers (10% of units); 

• car club membership for 3 years; 
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• delivery and servicing plan; 

• demolition environmental management plan; 

• construction environmental management plan; 

• car parking management plan; 

• controlled parking zone (CPZ); 

• greenfield run-off rate strategy; 

• site-wide energy strategy and district CHP strategy; and, 

• the following payments: 

▪ administration cost - £2,290.66; 
▪ archaeology – £3,389; 
▪ affordable housing evaluation report monitoring - £6,500; 
▪ carbon green fund - £70,560; 
▪ communal amenity space shortfall – £14,350; 
▪ greenfield run-off rate off-set; 
▪ delivery and service cash deposit - £3,100; 
▪ delivery and service monitoring - £1,600; 
▪ trees – £9,000 (indexed link); 
▪ construction environmental management plan monitoring – £1,840; and, 
▪ TfL buses - £2,700 per unit. 

Legal considerations 

27 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. 

28 In this instance, the Council has resolved to grant permission with conditions and 
a planning obligation, which satisfactorily addresses the matters raised at consultation 
stage, therefore there are no sound planning reason for the Mayor to intervene in this 
case. 

Financial considerations 

29 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.  
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30 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. 

31 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). 

Conclusion 

32 The strategic issues raised at consultation stage regarding the industrial capacity, 
affordable housing, urban design, LVMF, climate change and transport have been 
satisfactorily addressed, and appropriate planning conditions and legal obligations have 
been secured. As such the application complies with the London Plan and the Mayor’s 
intend to publish London Plan, and there are no sound reasons for the Mayor to 
intervene in this case. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

for further information, contact the GLA Planning Team: 
Debbie Jackson, Interim Head of Built Environment  
020 7983 4500    email debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email alison.flight@london.gov.uk 
Lyndon Fothergill, Team Leader 
020 7983 4512 email lyndon.fothergilll@london.gov.uk 
Andrew Payne, Case Officer 
020 7983 4650  email andrew.payne@london.gov.uk 
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