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planning report D&P/4319/01  

15 January 2018 

Royal College of Art, Battersea South Campus     

in the London Borough of Wandsworth   

planning application no. 2017/6064  

Strategic planning application stage 1 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 

The demolition of existing buildings and redevelopment of site to provide a part 4-storey and part 
8-storey college building with ancillary uses. 

The applicant 

The applicant is Royal College of Art and the architect is Herzog & De Meuron. 

Strategic issues summary: 

Land use: The provision of a high quality, modern academic facility with business incubator hub 
that will form part of the RCA Battersea South Campus is supported in accordance with London 
Plan and draft London Plan policies (paragraph 13 to 17). 

Design and heritage: The building design and architectural treatment is of a high quality and 
the development will have a less than substantive harm on identified conservation areas and 
Thames Policy Area and will bring significant strategic benefits (paragraphs 18 to 29).     

Sustainable development: The energy strategy, flood risk assessment and air quality 
assessment are not compliant with the London Plan or draft London Plan. Additional analysis, 
verification information and mitigation measures must be provided (paragraphs 31 to 36).  

Transport: Trip generation figures require clarification and discussion is required on the overall 
quality of site access arrangements and highway design with specific reference to the design of 
the public realm on Battersea Bridge Road (paragraphs 37 to 43). 

Recommendation 

That Wandsworth Council be advised that the application is strongly supported in strategic 
planning terms, although for the reasons set out in paragraph 47 of this report it does not fully 
comply with the London Plan and draft London Plan. However, the resolution of those issues 
could lead to the application becoming compliant with the London Plan and draft London Plan. 
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Context 
    
1    On 9 November 2017 the Mayor of London received documents from Wandsworth Council 
notifying him of a planning application of potential strategic importance to develop the above site 
for the above uses. By agreement with the Council, the Mayor has until 15 January 2018 to provide 
the Council with a statement setting out whether he considers that the application complies with 
the London Plan and draft 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 Category 1C of the Schedule to the Order 2008:  

“Category 1C: Development which comprises or includes the erection of a building of one or 
more of the following descriptions: (a) the building is more than 25 metres high and is adjacent 
to the River Thames; (b) the building is more than 30 metres high and is outside the City of 
London.” 
 
3   Once Wandsworth 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, unless otherwise directed.  

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 application site is bound by Battersea Bridge Road to the west, Howie Street to the 
north and Elcho Street to the east. On its southern boundary, the site abuts Parkgate Road, and 
residential and mixed-use properties. The site is in the Thames Policy Area and forms part of the 
Howie Street Mixed Use Former Industrial Employment Area. It is also partially within the 
Westbridge Road Conservation Area. 

6 The site is currently occupied by the Royal College of Art’s (RCA) Sculpture building and 
Moving Image Studios, as well as a petrol station and two MOT garages. Other buildings on the 
RCA campus at Battersea are situated to the north of the site along Howie Street and Hester Road. 

7 The eastern end of the site is currently occupied by the Sculpture Building which has a 
frontage onto Battersea Bridge Road and is located within Westbridge Road Conservation Area, 
with the two nearest listed properties opposite at 2 and 4 Westbridge Road (Grade II). To the east 
of the development is Battersea Park Conservation Area and to the North is Thames Conservation 
Area and Cheyne Conservation Area. 

8 The A3220 Battersea Bridge Road forms part of the Transport for London Road Network 
(TLRN), for which TfL is the highway authority.  There are a total of 6 bus stops located within 
acceptable walking distance to the site including one immediately outside of the site on Battersea 
Bridge Road serving 5 routes. The nearest rail station is Battersea Park, which is located 
approximately 2 kilometres southeast of the site. The site has a Public Transport Accessibility Level 
(PTAL) of 3.  
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Details of the proposal 

9 The demolition of existing buildings and redevelopment of site to provide a part 4-storey 
(23.43 metres) and part 8-storey (33.75 metres) college building (D1 use class) with ancillary uses 
including business incubators, academic research and conferencing space, with a cafe (A3 use 
class) with new shopfront and shop (A1 use class), together with public realm, highway and parking 
(including cycle parking), waste storage, plant, including photovoltaics at roof level and associated 
works. 

10 The development is part of a £108 million investment programme which has received £54 
million match funding from HM Treasury and will provide an additional 15,000 sq.m. of floorspace 
to the RCA Battersea Campus to accommodate the existing academic schools as well as the 
expansion of the RCA’s research and knowledge exchange centres into other spheres, including 
computing, materials, science, the digital economy, advanced manufacturing and driverless cars.  
An art incubator hub will also be provided to cater to small business start-ups and expand 
entrepreneurial activity on campus. The proposal also includes public realm improvements around 
the campus, including an improved system of public routes through the area and the introduction 
of a shared surface along Howie Street. 

Case history 

11     The application proposal has been subject of a pre-application meeting on 13 July 2017 
and a report was issued on 10 August 2017. The principle of development was strongly supported 
and the overall design approach was supported subject to issues relating detailing key street 
frontages and the public realm.  

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 Wandsworth Core Strategy (March 2016), Site 
Specific Allocations and Development Management Policies Development Plan Documents (March 
2016), and the London Plan 2016 (Consolidated with Alterations since 2011).  

13     The following are relevant material considerations:  

• The National Planning Policy Framework and National Planning Practice Guidance; 

• Draft London Plan (consultation draft December 2017);  

• The Mayor’s draft Transport Strategy (2017); 

• Education facilities London Plan; 

• Thames Policy Area London Plan; 

• Urban design London Plan; Shaping Neighbourhoods: Character and Context 
SPG;  

• Heritage London Plan 

• Inclusive design London Plan; Accessible London: achieving an inclusive 
environment SPG; 

• Sustainable development London Plan; Sustainable Design and Construction SPG; Mayor’s 
Climate Change Adaptation Strategy; Mayor’s Climate Change 
Mitigation and Energy Strategy; Mayor’s Water Strategy 

• Transport London Plan; the Mayor’s Transport Strategy. 
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Principle of development  

14   The site is currently occupied by a variety of uses consisting of education buildings, MOT 
garages and a sui generis petrol station. The site is locally designated as a Mixed-Use Former 
Industrial Employment Area. The 2016 Wandsworth Core Strategy (Policy 6) supports 
complementary and regenerative mixed-use development in such locations on the basis that these 
ensure no net loss of employment floorspace. The Core Strategy policy states that in particular, 
flexible employment floorspace catering for small and medium sized enterprises will be sought. The 
site is not designated as a strategic or locally significant industrial site.  

Table: Existing and proposed use 

Use   
Existing 
(Sq.m.) 

Proposed 
(Sq.m.) 

Net Change 
(sq.m.) 

A1 Shops  0 40 40 

A3 Restaurants 0 81 81 

B2 (MOT garages) 460 0 -460 

Incubator business hub 
(B1/B1c) 0 1,400 1,400 

D1 Non-residential 
institutions  2,673 15,759 13,086 

Other  177 0 -177 

Total  3,310 15,880 12,570 

 

15   The importance of providing and enhancing higher education facilities to retaining the 
global competitiveness of London is supported by draft London Plan Policy GG5 ‘Growing a good 
economy’ which makes clear that the Mayor will ensure that London will continue to provide 
leadership in innovation, research, policy and ideas and facilities that support its role as an 
international centre for learning.  Draft Policy S1 ‘Developing London’s infrastructure’ and Policy 
S3 ‘Education and childcare facilities’ specifically support the delivery of education facilities, whilst 
draft Policy HC5 ‘Supporting London’s culture and creative industries’ encourages the provision of 
a range of creative industry workspaces, including start-up space, co-working space and ‘grow-on’ 
space as part of development proposals. This support is also reflected in London Plan policies 2.1, 
3.18 and 4.10.   

16    The proposed development would deliver 15,759 sq.m. of education floorspace for the RCA 
Science, Technology, Engineering, Art and Mathematics (STEAM) focused postgraduate curriculum 
with an emphasis on creativity and innovation. The proposed development includes 1,400 sq.m. of 
employment floorspace in the form of a business incubator hub for the existing Innovation RCA 
programme, aimed at small business start-ups developed by RCA alumni. The proposed 
development will enable the RCA to double the number of businesses currently supported by this 
programme, with 10 new companies affiliated with the RCA provided a place on the programme 
each year. Incubator companies on the programme are not charged rent for the workspace and 
generally have an agreement with the RCA to occupy the business space for two years, although 
this is reviewed on a case-by-case basis. The proposed business space therefore constitutes 
affordable workspace suitable for start up companies and SMEs.   
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17    The development proposals will result in a net increase in employment floorspace resulting 
in an increased number of jobs generated on the site. The development thus meets the 
requirements of Policy E2 ‘Low cost business space’ of the draft London Plan and Wandsworth 
Council’s Core Strategy Policy 6, which supports mixed use development resulting in no net loss of 
employment space. Whilst there is a loss of industrial floorspace, the application provides a 
significant uplift in employment floorspace in accordance with the local policy designation and 
responds positively to the local policy priority for flexible space for SMEs. As such the application is 
acceptable in land use planning terms.  

Design and heritage 

Design  

18    Chapter 3 ‘Design’ of the draft London Plan emphasises that good design and good 
planning are intrinsically linked. Policy D1 ‘London’s form and characteristics’ places emphasis on 
architectural quality and its relationship to location and Policy D2 ‘Delivering good design’ sets out 
how deign quality will be secured. In this instance draft Policy D8 ‘Tall buildings’ and draft Policy 
D7 ‘Public realm’ provide key guidance on building form, the building interface with the public 
realm and the street landscaping proposals.  

Development layout and the public realm 

19    The approach to site assembly and layout promotes links with the existing college buildings 
to the south and this approach is supported. A shared landscape surface has been adopted on 
Howie Street, which is intended to link the two parts of the RCA campus to enhance this linkage.  
As requested at pre-application stage, focus has been placed on ensuring that pedestrian routes 
are clearly delineated and protected from vehicles and a robust palette of materials that can 
withstand the volume of pedestrian traffic using the route has been adopted.  

20   In response to concerns raised at pre-application stage the applicant has addressed the 
extensive areas of blank frontage elevation on the ground floor and has adopted innovative ways 
of activating the streetscape by adding variation to the facade and creating openings that reveal 
activities with the workshop areas and overall the degree of interaction with the street has been 
maximised. 

Height, scale and appearance  

21   The buildings appearance is driven by the adoption of extensive areas of brick as the 
primary elevation treatment.  This gives the building a strong sculptural form. A high-quality finish 
and detailing will be expected and must be secured by condition.  

22   The horizontal form of the four-storey building with its defining saw tooth roof has been 
refined and additional openings and seating have been incorporated into the facade. These 
changes have improved the building’s relationship to the street. The architecture of the 8-storey 
building has developed since the pre-application stage with the removal of the saw tooth roof, and 
the inclusion of a meeting and assembly space at the top of the building. This gives the building a 
solid cube form with subtle definition of base, middle and double height crown with the plant and 
machinery hidden below parapet level.   

23  The predominant use of brick means the articulation of the building elevations relies on 
variation in pattern of brick to add richness. A lighting strategy to bring out the character of the 
building at night is proposed to be secured by condition and this is welcomed.     
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24   The proposals have been subject to a views analysis to establish how it responds to the 
surrounding area character, this includes how the building will appear in views from the river 
including from Battersea Bridge and Cheyne Walk in the Thames Policy Area where the impacts of 
the building of the scale proposed will be negligible. This application therefore accords with Policy 
D8 ‘Tall buildings’ of the draft London Plan.     

25  In accordance with Policy D11 of the draft London Plan, the Council should secure an 
informative requiring the submission of a fire statement, produced by a third party suitable 
qualified assessor, to be submitted to and agreed with the London Fire Brigade. 
 
Heritage  

26   London Plan Policy 7.8 ‘Heritage Assets and Archaeology’ and Policy HC1 of the draft 
London Plan states that development should identify, value, conserve, restore, re-use and 
incorporate heritage assets where appropriate.   

27   The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the tests 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” and in relation to 
conservation areas, special attention must be paid to “the desirability of preserving or enhancing 
the character or appearance of that area”.  The NPPF states that when considering the impact of a 
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.   

28   The applicant has completed a Townscape, Heritage and Visual Impact Assessment from 
both within and the wider context of the Westbridge Road, Battersea Park, Thames and Cheyne 
Conservation Areas and has demonstrated that heritage impact has been a key part of the iterative 
design process. It is evident the existing buildings on site do not make a significant contribution to 
the Westbridge Road Conservation Area and the frontage to Battersea Bridge Road is poor and 
lacking quality.   

29   The development is taller than the existing building context, but this scale relationship is 
not significant given the taller building is at the furthest point away from key conservation area 
views (including those within the Thames Policy Area and views from Cheyne Walk and Battersea 
Bridge).  Recently consented and proposed developments are of a significantly larger scale 
indicating the changing dynamic of Battersea.  The development is potentially of the highest 
standard of modern architecture and will contribute to the objective of developing the creative and 
cultural quarter and given this context the development will have a less than substantive harm on 
the conservation areas and will bring significant strategic benefits.  The development therefore 
complies with the draft London Plan and London Plan.    

Inclusive design 

30   The aim of London Plan policy 7.1 ‘An inclusive environment’ and Policy D3 ‘Inclusive 
design’ of the draft London Plan is to ensure that proposals achieve the highest standards of 
accessibility and inclusion, not just the minimum.  The applicant has ensured that the public realm 
and buildings are inclusively designed. The shared surfaces, links to adjacent public transport and 
local services and facilities have been designed to be accessible, safe and convenient for everyone, 
particularly the disabled and older people. Special attention has been paid to ensuring that 
gradients are gentle and surface materials are durable, slip resistant, and conducive to wheelchair 
users and people with walking aids. An additional Blue Badge parking bay is proposed on the 
refurbished streetscape of Radstock Street this is in addition to the existing space on Parkgate 
Road. 
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Sustainable development 

31   Detailed comments have been provided to the applicant and the Council on energy, flood 
risk and air quality which should be fully addressed before the application is referred back to the 
Mayor at Stage 2. 

Energy  

32   The applicant has submitted an energy statement in accordance with the principles of draft 
London Plan Policy SI3 (Energy infrastructure) and London Plan Policy 5.2 (Minimising carbon 
dioxide) that sets out how the development proposes to reduce carbon dioxide emissions. The 
carbon dioxide savings exceed London Plan and draft London Plan targets for this non-residential 
scheme. Notwithstanding this the strategy is not fully compliant and the applicant must prioritise 
links to existing heating network and provide a drawing showing the route of the heat network 
linking all uses on the site and clarification on the photovoltaic output calculations.  

Flood risk 

33   The site is located within Flood Zone 3, and a flood risk assessment has been undertaken in 
line with London Plan Policy 5.13 and draft London Plan Policies SI12 and SI13.  Due to the 
presence of flood defences the development is at low risk of tidal/fluvial flooding. The inclusion of 
the Flood Evacuation Plan and a commitment to decrease surface water discharge from the site the 
application is deemed to satisfy London Plan Policy 5.12 and draft London Plan Policy SI12.  

34   London Plan Policy 5.13 and draft London Plan Policy SI13 requires developments to aspire 
to achieve greenfield runoff rates of 50% up to the 100 year plus climate change event. The 
applicant’s drainage strategy proposes to reduce the discharge by 30% and therefore further 
mitigation measures should be adopted to reduce flows into the sewer to address the shortfall.  

35   The application should fully investigate: direct discharge to the Thames; increasing the area 
of Green/Blue roofs; and explore the potential to drain the open spaces to the tree pits to 
maximise the potential for evapotranspiration.  GLA officers will work with the applicant to address 
outstanding matters relating to flood risk.  

Air quality 

36   Draft London Plan Policy SI1 ‘Improving air quality’ and London Plan policies 5.3 and 7.14 
aim to ensure that new developments are designed and built to improve local air quality and reduce 
the extent to which the public are exposed to poor air quality.  The development is located in an 
area where air quality limits are being exceeded and the applicant should undertake further analysis 
and provide further details on mitigation measures. To resolve outstanding issues the applicant is 
required to: provide a further assessment of local air quality conditions across the site and provide 
appropriate mitigation measures and revisit the air quality neutral assessment. GLA officers will 
work with the applicant to discuss appropriate abatement technology for the workshops.  
Depending on the outcome of further work the applicant may need to re-visit its ventilation 
strategy, building design or propose other mitigation measures to reduce exposure to poor air 
quality.  

Transport  

Trip generation  

37   The methodology and assessment of the trip generation is acceptable, but further 
information should be provided on the mode share to fully assess the impact of the scheme on the 
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transport network in accordance with London Plan Policy 6.3 and draft London Plan Policy T4 
‘Assessing and mitigating transport impacts’.  

Access and highway design  

38   The applicant proposes to restrict access on Howie Street, with one way access proposed 
westbound towards the junction with Battersea Bridge Road, and provide public realm 
enhancements to Howie Street. As TfL is at the initial stages of designing a highway improvement 
scheme for Battersea Bridge Road with Wandsworth Council, further discussions are required on 
the proposed one-way system and shared surface arrangement.  

39   The relocation of the bus stop and width of the footpath was discussed at pre-application 
stage.  The applicant’s proposals address the narrow footpath at this location through the removal 
of the advertisement sign and relocating the bus stop to the new building wall in the existing 
orientation. This should be secured by condition, with the final design being agreed by TfL. All 
assessment costs must be covered by the applicant and all works to the TLRN footway must be 
undertaken through a s278 agreement.  These requirements are in line with Policy T3 (Transport 
capacity, connectivity and safeguarding) of the draft London Plan and London Plan Policies 6.1 
(Strategic approach) and 6.3 (Assessing effects of development on transport capacity). 

Parking 

40   The development will be car free with the exception of one onsite Blue Badge space, which 
will also have an Electric Vehicle Charging Point, located on Parkgate Road and this is welcomed. 
The applicant proposes to partially reorganise the on-street parking layout, with the two TfL bays 
at the eastern end of Howie Street being replaced by two loading bays on the northern side of 
Howie Street. These will form part of the s278 works and will require a traffic order. This provision 
is in line with Policies T6 (Car parking) of the draft London Plan and London Plan Policy 6.13 
(Parking). 

41   A total of 265 cycle parking spaces along with shower and changing facilities will be 
provided. This meets the minimum London Plan standards and is supported by Policy T5 (Cycling) 
of the draft London Plan and London Plan Policy 6.9 (Cycling). The cycle provision should be 
secured via a planning condition. 

Travel planning 

42   The Travel Plan and any measures or financial requirements should be secured, enforced, 
funded, and monitored as part of a section 106 agreement to be in line with Policy T4 (Assessing 
and mitigating transport impacts) of the draft London Plan and London Plan Policy 6.3 (Assessing 
effects of development on transport capacity). 

43   The outline Construction Logistics Plan and Delivery and Servicing Plan are welcomed. The 
final versions should be secured by condition in line with Policy T7 (Freight and servicing) of the 
draft London Plan and London Plan Policy 6.14 (Freight). 

Local planning authority’s position 

44   Wandsworth Council officers are supportive of the principle of development and the 
approach to providing employment floorspace. It is intended to report the application to 
committee in February. 

 



 page 9 

Legal considerations 

45   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(the next bit is optional).  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 

46   There are no financial considerations at this stage. 

Conclusion 

47   London Plan and draft London Plan policies on education, culture and creative industries, 
design and heritage, sustainable development and transport are relevant to this application. The 
principle of the proposal is strongly supported, however the scheme is not currently compliant with 
the London Plan and draft London Plan policy and the following matters should be addressed: 

• Principle of development: The provision of a high quality, modern academic facility with 
business incubator hub, that forms part of RCA Battersea South Campus is supported in 
accordance with London Plan and draft London Plan policy. 

• Design and Heritage: The building design and architectural treatment is supported. The 
development will have a less than substantial harm on the conservation areas and Thames 
Policy Area will bring significant public benefits. 

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

• Transport: Trip generation figures require clarification and further discussion is required on 
overall access and highway design and specifically on the public realm design of Battersea 

Bridge Road. The Travel Plan, Construction Logistics Plan and a Delivery and Servicing Plan 

should be secured. 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Juliemma McLoughlin, Assistant Director – Planning 
0207 983 4271    email juliemma.mcloughlin@london.gov.uk 
Sarah Considine, Senior Strategic Planning Manager – Development & Projects 

020 7983 5751    email sarah.considine@london.gov.uk 
Jonathan Aubrey, Senior Strategic Planner (Case Officer) 
020 7983 5823  email Jonathan Aubrey@london.gov.uk 
 

 


