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planning report GLA/4290/02 

  13 January 2020 

1-5 Paris Garden and 16-19 Hatfields 

in the London Borough of Southwark 

planning application no. 17/AP/4230 

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 4-5 Paris Garden and 18-19 Hatfields and erection of a part 23 and part 26 
storey building for office use; restaurant use at third floor; new public space at ground floor 
level; refurbishment and extensions to 16-17 Hatfields and 1-3 Paris Garden for continued use 
as offices with flexible retail uses at ground floor and restaurant/terrace at fifth and sixth floor 
levels.  

The applicant 

The applicant is Overcourt Ltd, and the architect is KPF. 

Key dates 

Stage I report: 19 March 2018 
Committee meeting: 18 December 2018 

Strategic issues 
 
Principle of development: The proposed land uses, including a significant uplift in office 
floorspace within the CAZ, are supported. (para.7) 

Urban design and heritage: The proposed design, height and massing is supported. 
Appropriate conditions on materials and detailing and free public access to roof garden has 
been secured. (paras.8-11) 

Environment: Further information and revisions have confirmed compliance with London Plan 
and new London Plan policy. (paras 12-14) 

Transport: Highways improvements and £50,000 contribution to cycle hire is secured; 
appropriate conditions and obligations secured. (paras.15-18) 

The Council’s decision 

In this instance, Southwark Council has resolved to grant permission, subject to conditions and 
a section 106 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 
that he is to be the local planning authority.  
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Context 

1   On 31 January 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 
Categories 1B(c) and 1C(c)  of the Schedule to the Order 2008:  

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

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

2   On 19 March 2018, the Mayor considered planning report GLA/4021/01, and 
subsequently advised Southwark Council that the application did not fully comply with 
the London Plan and the draft London Plan; however, the possible remedies set out in 
paragraph 36 of the above-mentioned report 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, further information has been provided in response to the Mayor’s concerns 
(see below). On 18 December 2018, Southwark Council decided that it was minded to 
grant permission, and following the drafting of the section 106 agreement, on 3 January 
2020 the Council advised the Mayor of this resolution. 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 or issue a direction under Article 7 that he is to 
act as the local planning authority for the purpose of determining the application. The 
Mayor has until 16 January 2020 to notify the Council of his decision and to issue any 
direction. 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 

4    At consultation stage, Southwark Council was advised that the application did not 
yet fully comply with the London Plan and the draft London Plan, with the strategic 
issues set out below: 

• Principle of development: The proposed land uses, including a significant 
uplift in office floorspace within the CAZ, are supported. 
 

• Urban design: The proposed design, height and massing is supported subject 
to the highest quality materials and detailing being secured. The proposals are 
not considered to cause harm to strategic views or heritage assets. 

• Climate change: Further information and revisions are required, including the 
carbon emissions for phase 2, the connection of the whole development to the 
site heat network, and consideration of connection to a district heat network, to 
confirm compliance with London Plan and draft London Plan policy.  
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• Transport: Further information and financial contributions are required to 
mitigate against the additional demand on public transport and highways. 
Additional cycle parking and a contribution towards cycle hire is required. 

Strategic planning policy and guidance update 

 5   The following policy, draft policy and guidance are now material considerations: 

• National Planning Policy Framework (2019) and National Planning Practice 
Guidance. 

• The Report of the Examination in Public of the draft London Plan was 
published in October 2019, and the London Plan – intend to publish version 
(December 2019) has subsequently been prepared. This should be taken into 
account on the basis described in the NPPF.  

• New Southwark Plan: Proposed Submission Version; Amended Policies (January 
2019) 

Application update 

6    Since consultation stage, GLA officers have engaged in discussions with the 
applicant, the Council and TfL officers with a view to addressing the above matters. 
Furthermore, as part of Southwark Council’s draft decision on the case, various 
planning conditions and obligations have been proposed to address the above concerns 
and ensure that the development is acceptable in planning terms.  

Principle of development 

7    At the consultation stage, the principle of a mixed use, office led development in 
the Central Activities Zone was strongly supported, and the net increase in office 
floorspace of 31,555 sq.m. was welcomed.   

Urban design and heritage 

8    At Stage 1, GLA officers supported the height, massing and layout of the 
proposals, noting that the tall building will respond well to the emerging cluster of tall 
buildings at Blackfriars Road. The new public realm and permeability provided by the 
proposals was also welcomed. It has been confirmed in the S106 agreement that 24 
hour free public access will be provided to the new route underneath the office tower, 
and free of charge public access has been secured to the proposed roof garden at fifth 
floor and sixth floor level. Furthermore, suitable conditions on materials and detailing will 
ensure that a high quality building will be delivered. 

9     In relation to the Planning (Listed Buildings and Conservation Areas) Act 1990, 
officers have had special regard to the desirability of preserving the setting of listed 
buildings and preserving and enhancing the setting of conservation areas. As concluded 
at Stage 1, the new building would be seen in the context of the existing and emerging 
development at Blackfriars Road and would have limited further impact on the setting of 
listed buildings in the vicinity and on the setting of the surrounding conservation areas. 
Southwark Council has concluded in its committee report that there would be limited, if 
any, harm to heritage assets surrounding the site, and GLA officers concur with this 
conclusion. 
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10   Having regard to the listed buildings within the site, GLA officers concluded at 
Stage 1 that the benefits of the restoration and refurbishment of these buildings 
outweighs any harm caused by the loss of historic fabric. It is noted that the proposals 
have since undergone amendment to reduce the extent of demolition to the Grade II 
listed building at 16-17 Hatfields, the redesign of the roof extension above this building 
to reduce its prominence, the retention of a greater proportion of the existing lightwell on 
Hatfields, and revisions to the design of the extensions at third to fifth floor level above 
1-3 Paris Garden to reduce massing. These revisions were submitted in response to 
comments by Historic England, and as a result, Historic England has withdrawn its 
previous objection to the separate listed building consent application. 

11    GLA officers consider any harm to heritage assets to be less than substantial and 
outweighed by the public benefits of the scheme which would be secured as part of the 
planning permission, which include a significant uplift in employment floorspace and 
significantly improved public realm, and a publicly accessible roof garden. The 
proposals therefore accord with Policy 7.8 of the London Plan and Policy HC1 of the 
London Plan – intend to publish version. 

Environment 

Energy  
 
12   At Stage 1, the applicant was requested to provide further information and 
revisions to demonstrate full compliance with the London Plan and draft London Plan. In 
particular, the investigation of a single site wide heat network was required, and 
confirmation on the possibility to connect into a district heat network. 

13   The applicant has provided the requested further information. It has been 
confirmed that the proposed CHP unit will be upgraded to include the refurbished 
buildings in Phase 2, thus forming a single site wide heat network, which is 
welcomed. This has brought about additional carbon savings for Phase 2 of the 
development. The scheme would achieve a 35% carbon reduction compared to 2013 
building regulations for the new build elements, which complies with the London Plan 
and draft London Plan for this non-domestic development. Despite the improvements 
to Phase 2, the refurbished element would only achieve a carbon reduction of 28%, 
therefore a financial contribution of £72,727 has been secured through the Section 
106 legal agreement to be ring fenced to secure delivery of carbon dioxide savings 
elsewhere in the borough. The building would be future-proofed to facilitate 
connection to a future district heating network, and this has been secured through the 
s106 legal agreement. Conditions of approval have also been imposed to satisfy the 
requirements for a BREEAM assessment which achieves an ‘excellent’ rating. 

14  The scheme is consistent with the energy policies of the London Plan and 
London Plan – intend to publish version and is supported. 

Transport 

15  At Stage 1, a number of clarifications, contributions and conditions/obligations 
were requested in relation to transport matters. 

16  The applicant has provided further information on the pedestrian routes from 
the disabled parking bays to the nearest building entrance. The applicant has also 
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committed to upgrade the existing pedestrian crossing on Stamford Street to make 
this a signalised crossing, and this will be delivered by s278 which is secured in the 
s106 agreement. Highways improvements to Paris Garden and Hatfields are also 
secured, including the repaving of footways for the full length of the immediately 
adjoining pavements up to the junction with Stamford Street. 
  
17  The scheme would provide cycle parking to current London Plan standards, 
which is acceptable in this instance given that the application was submitted prior to 
the publication of the draft London Plan. A contribution of £50,000 towards cycle hire 
facilities is also secured in the S106 agreement, which is welcomed. 
 
18  In summary the proposed development is in general accordance with the 
transport policies of the London Plan and London Plan – intend to publish version. 

 

Response to consultation 

19   In addition to inviting comments from statutory consultees and publishing all the 
relevant documents on the Council’s planning register, Southwark Council carried out 
public consultation with local residents and businesses. The Council publicised the 
application by notifying neighbouring addresses, placing site notices and publishing 
notices in the local press. A total of 21 responses were received in objection to the 
proposals. The reasons for objection are summarised below:  

• No need for new offices; housing should be prioritised 

• More restaurants and bars will detract from the current residential environment 

• The building is too tall on a narrow side street which is outside of the Blackfriars 
Road tall buildings cluster 

• Loss of daylight/sunlight to surrounding properties (particularly the Peabody 
Estate and Climsland House) 

• Overshadowing to Hatfields Green 

• Impact on the architectural integrity of the listed buildings in the site 

• Harmful impact on nearby conservation areas including those within the London 
Borough of Lambeth 

• Increase in vehicle and pedestrian activity are not appropriate on Hatfields 

• Impact on traffic, noise and air pollution will be harmful to residential amenity 

• Construction impacts 

• Lack of consultation. 
 
20    The following statutory consultees and local amenity groups have responded to 
consultation as follows: 

• Lambeth Estate Residents’ Association (LERA): objection to the scale of 
development, building heights and the impact on the setting of the Roupell 
Street Conservation Area. The response asserts that the location is 
inappropriate for a building of this scale, and that the benefits of the public 
realm do not outweigh the impacts of the tall building on local wind conditions. 

• Peabody (Stamford Street) Estate Tenants and Residents Association:  

• Arqiva: No objection raised, although mitigation measures for any impact on 
mobile networks should be considered. 
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• Environment Agency: no objection subject to conditions. 

• Historic England: No objection raised to the planning application, although 
HE notes that the development would appear in views from within several 
conservation areas in Lambeth, would represent a contrast in scale and 
materiality and, as such, could cause some harm to their setting. The local 
authority should weigh any harm against the public benefits of the scheme. An 
objection was originally raised to the works proposed within the listed building 
consent application, which was subsequently withdrawn following amendments 
to these proposals. 

• Metropolitan Police Services: Conditions on achieving Secured by Design 
accreditation recommended (these have been included in Southwark’s draft 
decision notice); 

• Thames Water: conditions on drainage strategy requested (these have been 
included in Southwark Council’s draft decision notice) 

• London Borough of Lambeth: No objections raised 

• City of London Corporation: No observations to make. 

• London Fire and Emergency Planning Authority: An undertaking that 
access for fire appliances and adequate water supply, as required by Building 
Regulations, should be provided. 

21   Issues raised by objectors have been considered in this report, the Mayor’s 
Stage 1 report, and the Council’s committee report and addendum of 19 March 2018. 
The Council has proposed various planning obligations and conditions in response. 
Having had regard to these, GLA officers are satisfied that the statutory and non-
statutory responses to the public consultation process do not raise any material 
planning issues of strategic importance that have not already been considered in this 
report, or consultation stage report GLA/4290/01. 

Draft Section 106 agreement 
 
22   The draft section 106 agreement includes the following provisions: 

Financial contributions 
 

• Archaeology monitoring fee - £6,778 

• Crossrail s106 contribution - £5,899,990 

• Carbon offset payment - £72,727 

• Cycle hire contribution - £50,000 

• Servicing Bond - £12, 818 

• Admin fee set at 2% of total contribution. 
 
Non-financial contributions 

 

• Construction phase jobs and training 

• Local jobs and training initiatives  

• Promotion of local supply chain and procurement opportunities 

• Marketing strategy for commercial units 

• Management plan for roof garden, including access arrangements and free of 
charge public access. 
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• Highway works including upgrade of Stamford Street pedestrian crossing to 
signalised crossing, works to footways adjoining the site, and installation of 
raised tables to new public route beneath the office tower. 

• Servicing and delivery plan, including servicing bond 

• CPZ restrictions 

• Connection to a future district heating system 

• Delivery of photovoltaic panels 

• Phasing to ensure completion of Phase 2 proposals 
 

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

23    Under Article 7 of the Order, the Mayor could take over this application provided 
the 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 consultation stage, therefore there is no sound planning 
reason for the Mayor to take over this application. 

Legal considerations 

24   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. The Mayor may also leave the decision to the local authority. In deciding 
whether to direct 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. In deciding whether to direct that the Mayor is to be the local planning authority, 
the Mayor must have regard to the matters set out in Article 7(3). If the Mayor issues a 
direction, he must set out his reasons in the direction.  

Financial considerations 

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

26   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. 

27   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).  
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Conclusion 
 
28   The strategic issues raised at consultation stage regarding design, environment 
and transport have been appropriately addressed, and conditions and section 106 
obligations secured, and as such, the application complies with the London Plan and 
the London Plan – intend to publish version. There are no sound reasons for the Mayor 
to intervene in this case. 

 

 

 

for further information, contact the GLA Planning Team: 
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 – Development Management 
020 7983 4512  email lyndon.fothergill@london.gov.uk 
Katherine Wood, Team Leader – Development Management (case officer) 
020 7983 5743  email Katherine.wood@london.gov.uk 
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