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planning report GLA/4221a/02  

15 July 2019 

Westbury Estate 

in the London Borough of Lambeth 

planning application no. 17/05991/OUT 

Strategic planning application stage II referral  

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

The proposal 

Outline planning permission for partial redevelopment of the estate comprising demolition of 48 
social rented homes and 41 leasehold homes and construction of new buildings ranging from four to 
eight storeys, to provide up to 270 residential units, together with open space, public realm, and 
parking. 

The applicant 

The applicant is Lambeth Council and the architect is Metropolitan Workshop. 

Key dates 
Stage 1 report: 5 March 2018 
Lambeth Council committee meeting: 20 March 2018 

Strategic issues 
 
Estate regeneration:  The estate regeneration scheme would result in no net loss of affordable 
housing, with replacement homes being provided on an equivalent basis, plus an uplift in affordable 
homes. This is supported in accordance with the London Plan, draft London Plan, Affordable 
Housing and Viability SPG and Mayor’s Good Practice Guide to Estate Regeneration (paras 8-12).    

Affordable Housing: GLA officers have robustly interrogated the viability assessment and conclude 
that 38% affordable housing (22% of the uplift) is the maximum quantum achievable at the current 
time. Early, mid-term and late stage viability reviews have been secured in line with draft London 
Plan Policy H6 and the Mayor’s Affordable Housing and Viability SPG (paragraphs 13-20).  

Urban Design: The design is supported. Appearance and landscaping matters are reserved, and 
robust conditions have been secured to control the design codes and commitments made by the 
applicant throughout the reserved matters applications (paragraphs 21-23).  

Issues relating to transport, and climate change have been addressed. 

The Council’s decision 

Lambeth Council has resolved to grant permission. 

Recommendation 

That Lambeth Council be advised that the Mayor is content for it to determine the case itself, 
subject to any action that the Secretary of State may take, and does not therefore wish to direct 
refusal or direct that he is to be the local planning authority. 
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Context 

1  On 8 January 2018 the Mayor of London received documents from Lambeth Council notifying 
him of a planning application of potential strategic importance to develop the above site for the above 
uses.  This was referred to the Mayor under Categories 1A of the Schedule to the Order 2008:  

• 1A: Development which comprises or includes the provision of more than 150 houses, flats, 
or houses and flats; 

2  On 5 March 2018 the Mayor considered planning report D&P/4221a/01, and subsequently 
advised Lambeth Council that whilst the application was generally acceptable in strategic planning 
terms, it did not fully comply with the London Plan and draft London Plan, for the reasons set out 
in paragraph 60 of the above-mentioned report; but that the possible remedies set out in that 
paragraph could address those 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.  On 20 March 2018 Lambeth Council’s planning 
committee considered the proposal and decided that it was minded to grant planning permission, and 
on 2 July 2019 it advised the Mayor of this decision.  Under the provisions of Article 5 of the Town & 
Country Planning (Mayor of London) Order 2008 the Mayor may allow the draft decision to proceed 
unchanged, direct the Council under Article 6 to refuse the application or issue a direction to the 
Council under Article 7 that he is to act as the Local Planning Authority for the purposes of 
determining the application.  The Mayor has until 15 July 2019  to notify the Council of his decision 
and to issue any direction.    

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

Consultation stage issues summary 

5  At the initial consultation stage, Lambeth Council was advised that the application did not fully 
comply with the London Plan, for the reasons set out below.  The Council was advised that the 
resolution of these issues could lead to the application becoming compliant with the London Plan. 

• Estate regeneration and affordable housing: The estate regeneration scheme would 
result in no net loss of affordable housing with replacement homes being provided on an 
equivalent basis, plus an uplift in affordable housing. The applicant’s viability assessment 
will be robustly interrogated to ensure the maximum amount of additional affordable 
housing is provided. Review mechanisms in accordance with the draft London Plan and the 
Mayor’s Affordable Housing and Viability SPG will be secured. 
 

• Urban design: The overall design strategy is supported. Robust conditions are required to 
secure the design codes and other commitments made by the applicant.   
 

• Climate change: Further information is required, including scope for further carbon 
savings, before an appropriate contribution to the Council’s carbon offset fund is secured.  
 

• Transport: The reduction in car parking compared to existing is supported.  An increase in 
cycle parking is required and further work is required on the road safety implications and 
impact upon capacity of the development on the public transport network. A number of 
mitigation measures, conditions and obligations are also required. 
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Strategic planning policy and guidance update 

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

• The revised National Planning Policy Framework (February 2019), National Planning 
Practice Guidance and draft London Plan (consultation draft, December 2017 incorporating 
early suggested changes)  

 

Application update 
 

7    Since Stage 1, GLA officers have reviewed further information, including detailed viability 
information, and engaged in joint discussions with the applicant, the Council, and TfL officers with a 
view to addressing the above matters. Furthermore, as part of Lambeth Council’s draft decision on the 
case, various planning conditions and obligations have been proposed to ensure that the development 
is acceptable in planning terms. 

Estate regeneration  

8 As set out in the draft London Plan (paragraph 4.10.3), the Mayor expects any proposals for 
estate regeneration schemes to take account of the requirements of his Good Practice Guide. This 
guide, the draft London Plan, and this report all make clear the Mayor will use his planning powers to 
make sure that any homes demolished are replaced on a like-for-like basis, and that these schemes 
maximise the delivery of additional affordable homes wherever possible. Where a scheme involves 
demolition of existing homes, the guide is also clear the Mayor will use his non-planning powers to 
support resident ballots by making his funding conditional on the proposed scheme winning a ballot. 
The details of this funding condition, and of transitional arrangements, have been subject to a public 
consultation, and their final versions will be published when responses have been considered. In this 
case, whilst GLA funding has been assumed, the scheme is likely to be eligible to be exempt from the 
requirement for a ballot, should Lambeth request it, as it is a named scheme with a funding allocation 
under contract prior to the introduction of the ballot requirement. Whilst considerations around ballots 
and funding conditions are not planning issues, and have not affected the Mayor’s planning decision 
in this case, the Mayor encourages landlords to use ballots as widely as possible in line with his Good 
Practice Guide.  
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9 The existing and proposed affordable housing provision for the estate is as follows: 

Existing affordable housing provision Units Habitable 

rooms 

Floor space sq.m. 

(GIA) 

Social rented homes to be demolished 48 179 2,925 

Social rented homes to be retained 126 353 6,908 

Total existing affordable homes 174 532 9,833 

 

Proposed affordable housing provision    

 Units 

(maximum) 

Habitable 

rooms 

(maximum) 

Floorspace sq.m. 

(maximum) 

Proposed social rented homes  48 179 

(minimum) 

2,925 (minimum) 

Retained social rented homes 126 353 6,908 

Proposed shared ownership homes 18 75 1,249 

Proposed affordable/intermediate rent homes 23 90 1,742 

Total affordable homes (new, 

replacement, retained) 

215 697 12,827 

Net increase across Estate 41 165 2,994 

 
Table 1: existing and proposed affordable provision (including retained Durrington and Amesbury Towers) 
 

10 At the consultation stage, it was confirmed that the proposed development would involve the 
demolition of 48 affordable housing units (social rented), which would be replaced on a like-for-like 
basis, plus additional affordable housing (41 units). The minimum amount of re-provided social rented 
floorspace has been secured in terms of floorspace and habitable rooms. The Council has carried out a 
Housing Needs Assessment for the estate, identifying a need for 38 homes for returning Council 
tenants. The returning Council tenants will be offered replacement social rented units at Lambeth 
Strategy Target Rent levels (‘social rent levels’), based upon their existing rent level at the time of 
decant from the estate. The remaining social rented homes will be offered to new tenants at the same 
rental levels. The additional affordable and intermediate rented units would be let to new residents on 
the Council’s housing list. Overall, the application proposes a net gain in affordable units, habitable 
rooms and floorspace.  

11 The applicant has provided an assessment of the scheme against the Mayor’s estate 
regeneration guidance. The applicant has reviewed all options including repair and refurbishment, 
before taking the decision to retain the two tower blocks and redevelop the lower blocks, noting that 
there are a high number of occupants living in unsuitable accommodation, including overcrowding. 
The proposals have been subject to specific consultation with residents, and all tenants were offered 
the right to return to the estate. Accordingly, the principle of estate regeneration is supported in line 
with the principles of London Plan Policy 3.14, draft London Plan Policy H10, the Mayor’s Affordable 
Housing & Viability SPG and the Mayor’s Good Practice Guide to Estate Regeneration.  
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Housing and affordable housing 

12 The proposed accommodation schedule is as follows:  

Type / Tenure  Number of 
units  

Number of 
habitable 
rooms 

% habitable 
rooms 

Replacement social rented homes 48 179  

38% 

New affordable / intermediate rented 
homes 

23  90 

New shared ownership homes 18 75 

Total affordable homes 89 344 

Private homes (maximum) 181 565 

Total new/replacement homes 270 909 62% 

    

Table 2: proposed estate renewal programme – illustrative maximum number of units  
 

13 As noted during stage 1 consultation, in addition to the re-provided social rented homes 
that are being demolished (48), the application also includes an additional 41 affordable units and 
181 private units. In total, the scheme provides 37.8% affordable housing (by habitable room), 
made up of replacement and new social rented units, new shared ownership homes and new 
intermediate rented homes, with a tenure split of 53:47 in favour of low-cost rent. On completion, 
and when taking into account the retained towers, the overall estate would comprise 51% 
affordable housing (based on habitable rooms), with a split of 77:23 between low-cost rent and 
intermediate housing, which accords with local and strategic planning policy. 

14 The re-provision of existing social rented housing on a like-for-like basis is in accordance 
with London Plan Policy 3.14, draft London Plan Policy H10, and the Mayor’s Affordable Housing 
and Viability SPG. In terms of affordability, the replacement social rented units (179 habitable 
rooms / 2,925 sq.m.) will be offered to existing Westbury tenants and new social rented tenants at 
existing ‘social rent levels’, as follows:  
 

One-bedroom Two-bedroom Three-bedroom Four-bedroom 

£141.43 pw £149.79 pw £158.06 pw £166.37 pw 

 Table 3: Capped rents 
 
15 The new affordable rented units will be let to those on the Council Housing list, with one and 
two-bedroom homes let at a maximum of Local Housing Allowance (LHA) rent levels and the three-
bedroom and above set at social target rent levels, which provides a deeper discount relative to LHA 
levels.  Intermediate rented units would be let at 80% of market rents. These maximum rent levels 
have been secured through the unilateral undertaking (UU).  
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Affordable rent levels 

secured (per week) 
Percentage of 
market rent 

London Affordable 
Rent benchmarks 

(per week) 

One-bedroom £216.51 (LHA level) 67% £144 per week 

Two-bedroom £281.45 (LHA level)   56% £152 per week 

Three-bedroom 
Social Target Rent level (circa 

£158 plus service charge) 
24% £161 per week 

Table 4: proposed affordable rent levels 

16 Intermediate shared ownership units (18) will be offered to existing Westbury Estate 
resident leaseholders that wish to stay on the estate. These units will have their eligibility capped at 
incomes of up to £90.000 per year, in accordance with the London Plan, draft London Plan and 
London Plan Annual Monitoring Report (AMR). 
 
17 The applicant’s financial viability assessment has been robustly scrutinised by GLA officers. 
It has been confirmed that in addition to the replacement affordable homes, 22% affordable 
housing on the uplift is the maximum level that can be currently achieved. Notwithstanding this, in 
accordance with Policy H6 of the draft London Plan and the Affordable Housing and Viability SPG, 
early stage, mid-stage (prior to commencement of the second phase) and late stage review 
mechanisms (late stage review triggered upon the sale of 75% of the market units) have been 
secured within the unilateral undertaking, which will capture any uplift in viability for additional 
affordable housing. A baseline unit mix has also been stipulated within the UU.  

18 The Council must publish all financial viability information in accordance with the Mayor's 
Affordable Housing and Viability SPG. 

Design 

19  At the initial consultation stage, the GLA offered support for the overall key principles of 
layout, height and massing. Matters relating to appearance and landscaping are reserved. Overall, it 
was considered that the proposal demonstrated that a high residential quality, amenity provision and 
public realm would be achieved, which would contribute towards an overall enhancement of the 
estate.   

20  The applicant has submitted a Design Code, within volume 3 of the Design and Access 
Statement. This code acknowledges that the use of brick is integral to the character of the 
surrounding area.  Accordingly, two tones of brick are proposed for the masterplan and general brick 
colours have been specified.  Further design principles are established for the treatment of windows, 
balconies, entrances, roofs and plinths. Overall, the Council and GLA are supportive of the Design 
Code and are confident that clear design principles have been established for the scheme, which will 
be guide the details design at Reserved Matters Stage. 

21 The Council have secured conditions to ensure that the design quality is carried through to the 
build out. The UU also stipulates that the architect and landscape architect be retained for the entirety 
of the project. The requirement for a fire safety statement has been reflected within an informative. 
Therefore, the application now complies with London Plan Policies 3.6 and 7.2, and draft London Plan 
Policies D3 and D4 and the Play and Information Recreation SPG. 
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Climate change 
 
22 In accordance with the principles of London Plan Policy 5.2 and Policy SI2 of the draft 
London Plan, the applicant has submitted an energy statement, setting out how the development 
proposes to reduce carbon dioxide emissions.  At present, the scheme is able to demonstrate a 
carbon savings of 19%, which falls significantly short of the on-site targets set out in London Plan 
Policy 5.2 and draft London Plan Policy S12. Following stage 1 referral, further discussions have 
taken place between the GLA energy officer and the applicant. It has been agreed that as the 
application has been submitted in outline, detailed information relating to energy efficiency is not 
available to the applicant. In this respect, the Council have proposed a number of energy related 
conditions to ensure that additional carbon savings can be achieved. Following the submission of 
further detail, the remaining regulated carbon dioxide emissions will be offset by a contribution to 
the borough’s carbon offset fund.   

 

Transport 

23 The transport issues raised at Stage 1 have been satisfactorily addressed. A contribution has 
been secured via UU towards one year’s free membership to the Cycle Hire scheme, offered to the 
first resident of each of the proposed new units. The provision of Electric Vehicle Charging Points in 
line with the draft London Plan, a Parking Management Plan, Delivery and Servicing Plan, and 
Construction Logistics Plan are secured by condition, and a restriction on new residents from 
applying for car parking permits is secured in the UU. 
 
24 In response to concerns raised in relation to the proposed access onto Wandsworth Road, a 
Road Safety Audit will be undertaken by the applicant, which is secured by planning condition.  
 

Response to consultation 

25 Lambeth Council publicised the application via a site notice displayed at the site and a press 
notice in the local press. Individual notification letters were sent to 462 neighbouring properties. A 
further 21 day consultation was carried out on 14 February 2018, following submission of a 
Financial Viability Appraisal.  A total of 14 responses were received in response to the 
neighbourhood consultation, all of which objected to the proposal. The responses in objection 
raised the following issues: 

- Lack of alternative temporary housing for existing residents during construction phase; 
- Non-compliance with the Mayor of London’s Good Practice in Estate Regeneration; 
- The proposal is in breach of the cabinet decision due to a shortfall of affordable rented 

homes; 
- The retained affordable homes within the Durrington and Amesbury Towers should not be 

included in the overall provision; 
- The provision of affordable homes does not meet the 50% target; 
- Loss of daylight / sunlight and privacy to adjoining properties; 
- Disruption from construction phase; 
- Impact the setting of Wandsworth Road Conservation Area;  
- Bus stop on Wandsworth Road would become overcrowded; 
- Parking and transport impacts; 
- Change in ground level would be dangerous; 
- Inadequate consultation; 
- Impact on services and community infrastructure; 
- Concerns regarding human rights and equalities; 
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26 The following statutory bodies and residents’/amenity societies have also commented on 
the proposals: 

• Environment Agency: no objection subject to a contamination condition, which has been 
secured by the Council on its draft decision notice.  

• London Underground: no comment to make. 

• Natural England: No objection; advised the developer to include green infrastructure.   

• Thames Water: No objection, subject to a condition requesting a piling method statement, 
which has been secured by the Council on its draft decision notice.  

• Historic England: No objections.  

 
Consultation conclusion 
 
27 The statutory responses and those received as a result of public notification do not raise any 
material planning issues of strategic importance that have not already been considered by the 
Mayor at the consultation stage (D&P/4421a/01) and/or in this report or addressed in detail within 
the Council’s planning committee report.  

Equalities 

28 The Equality Act 2010 provides that public authorities have due regard to the need to a) 
eliminate discrimination, harassment, victimisation and any other conduct that is prohibited under 
the Act; b) advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; c) foster good relations between persons who share 
a relevant protected characteristic and persons who do not share it. The protected characteristics 
set out in the Equality Act are: age, disability, gender reassignment, marriage and civil partnership, 
pregnancy and maternity, race, religion or belief, sex and sexual orientation. The Equality Act 
acknowledges that compliance with the duties set out may involve treating some persons more 
favourably than others, but that this does not permit conduct that would otherwise be prohibited 
under the Act. 

29 The Council’s committee report explains that an equalities impact assessment (EQIA) was 
carried out by the Council in relation to the estate regeneration options in August 2015, and 
updated with regard to the potential CPOs associated with the redevelopment. The updated EQIA 
was presented to the Council’s Corporate EQIA Panel in September 2017, prior to the submission of 
the application in December 2017. The updated EQIA has been considered as part of the planning 
application. It finds that the proposals could have both positive and negative impacts on groups and 
individuals with the following Protected Characteristics: disability, age, pregnancy and maternity. 
The impact of the proposals on those affected by social and economic inequality and health have 
also been considered. 
 
30 The potential negative impacts arise from disruption during the construction phases and the 
rehousing of existing residents. Construction impacts will be managed, however, through a detailed 
construction management plan which is secured by condition, and will seek to mitigate noise, dust 
and disruptive working hours. The phasing of the proposals is designed to ensure that tenants do 
not have to move off the estate during works, and as explained earlier in this report, all existing 
secure tenants are able to be rehoused in new homes on the estate at Council rent levels.  
 
31 Officers are satisfied that the application material and officers’ assessment has taken into 
account the equality issues referred to above. Particular matters of consideration have included 
provision of replacement social infrastructure and the replacement affordable housing proposed in 
the scheme. In considering the application and recommending that Lambeth should be permitted to 
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determine the application itself, officers have had regard to the considerations set out in the public 
sector equality duty as considered in more detail by the borough in its Equality Impact Assessment. 

 
Draft legal agreement 

 
32 As Lambeth Council has a development agreement with the applicant, in this case the draft 
planning permission is accompanied by a draft unilateral undertaking instead of a s106 agreement. 
The draft heads of terms are as follows: 
 

• Delivery of on-site affordable housing at no less than 37.8% of the total number of 
habitable rooms (excluding the retained buildings); 

• Re-provision of a minimum of 179 habitable rooms as social rented units; 

• Triggers to ensure timely delivery of affordable housing; 

• Definitions of social / affordable rent, intermediate rent, shared ownership; 

• Early, mid-term (prior to Phase 2) and late stage review mechanisms in accordance with the 
Mayor’s Affordable Housing & Viability SPG; 

• Delivery of open space and play space requirement; 

• Provision of car club membership and re-provision of 3 car club spaces on Westbury Street; 

• No residential parking permits within the CPZ; 

• Provision of 1-year membership to the Santander Bike Hire scheme for first occupiers; 

• Travel Plan monitoring fee; 

• Financial contribution towards road safety measures; 

• Entry into a Section 278 agreement; 

• Offering local employment opportunities; 

• Subject to further study, provision of a carbon offset payment; 

• Safeguarding the connection to a future heat network; 

• Retention of architects and landscape architects for the entirety of the project; and, 

• Monitoring costs. 
 

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

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

Legal considerations 

34  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 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.  
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Financial considerations 

35   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.  

36   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. 

37   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 

38  The strategic issues raised at consultation stage regarding financial viability review 
mechanisms, climate change and transport have been appropriately addressed, and conditions and 
planning obligations secured.  As such, the application complies with the London Plan and the draft 
London Plan and there are no sound reasons for the Mayor to intervene in this case. 
 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact the GLA Planning Team: 
Juliemma McLoughlin, Chief Planner  
020 7983 4271    email juliemma.mcloughlin@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820  email: allison.flight@london.gov.uk 
John Finlayson, Head of Development Management  
020 7084 2632    email john.finlayson@london.gov.uk 
Katherine Wood, Team Leader – Development Management 
020 7983 4178    email Katherine.wood@london.gov.uk 
Justine Mahanga, Principal Strategic Planner, Case Officer 
020 7983 2715    email Justine.mahanga@london.gov.uk 
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