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Agenda Item 6

Item No: Classification: Date: Meeting Name:
6.1&6.2 Open 24.02.2020 Planning Committee
Report title: Addendum report

Late observations and further information
Ward(s) or groups affected: Borough and Bankside

North Walworth
From: Director of Planning

PURPOSE

. To advise members of observations, consultation responses and further
information received in respect of the following planning applications on the main
agenda. These were received after the preparation of the report and the matters
raised may not therefore have been taken in to account in reaching the
recommendation stated.

RECOMMENDATION

o That members note and consider the late observations, consultation responses
and information received in respect of each item in reaching their decision.

FACTORS FOR CONSIDERATION

Item 6.1 — Application - 18/AP/1603 — Sampson House, 64 Hopton Street, London
SE1 9JH

Corrections to case officer report

1. The following correction is made to the Case Officer’s report:

e Paragraph 115 -The London Living Rents quoted are the rent levels for
2018/2019. The London Living rent levels for 2019/2020 for Borough & Bankside
are £1141 for a one bed flat and £1268 for a two bed flat.

Additional comments received

2. An additional objection has been received from a resident of Falcon Point in
relation to the daylight and sunlight assessment. The resident states that they
have commissioned environmental consultants to review the submitted
Daylight and Sunlight report. Officers have not been provided with a copy of
the review, so cannot comment on its accuracy. However it appears that whilst
the review accepts that the methodology and data calculations set out in the
applicants daylight and sunlight assessment are correct, he disagrees with
their conclusions. The disagreement between the specialists at GIA (for the
applicant) and the objectors own commissioned report is the interpretation of
the results, which is a difference of professional opinion. Officers have
reviewed the daylight and sunlight assessment and consider that the
interpretation of the results is correct and the detail is set out in the main report.

3. It should also be noted that four letters of support have been received for the
application. Two letters of support are from members of the public on the basis



that the development would be an improvement and will lead to jobs, play
space for children and open spaces. Two letters of support have been received
from BOST and United Saint Saviours Charity.

4. BOST support the application on the basis that the proposed scheme is an
improvement to the consented scheme in the following areas:

e Opening up of the North South 'Low line' pedestrian route to full public
access

e Significant increase in publically accessible urban realm compared to that in
the consented scheme.

e New landscaped open space opened up on Hopton Street

e Increased permeability North-South through to the river and East-West
through the viaduct.

e Landscaping and shared surface proposals to Hopton Street.

5. United Saint Saviours Charity supports the application on the basis that the
changes to the approved scheme are a considerable improvement. United
Saint Saviours Charity are also in discussion with the applicant about taking
control of the affordable housing in order to provide additional accommodation
to complement the existing alms houses on Hopton Street. This would be the
subject of a future planning application to amend the internal layouts to suit the
model of housing that USSC provides.

6. An additional representation has been received from Living Bankside
(formerly known as Bankside Residents Forum). The representation
summarises the main points of concern of local residents as well as the
main points of support for the application. The main points of objection
have been covered in the Committee Report. The representation also
sets out some requested conditions/S106 obligations which are being
considered by Officers and the applicant.

Conclusion of the Director of Planning

The additional comments received do not raise new material planning issues which
would affect the recommendation, which remains that planning permission should be
granted, subject to conditions, referral to the Mayor of London and completion of the
s106 agreement.

Item 6.2 - 19/AP/1166 — Plot H7 Heygate Street within Land bounded by Elephant
Park to the North, Plot H2 to the west, Heygate Street to the South and H11B to the
East, London SE17

Corrections to case officer report

7. The following corrections are made to particular paragraphs in the published
case officer report, to be consistent with the correct figures elsewhere in the
report:



Paragraph 90 refers to 8,133 habitable rooms when it should state 8,142
habitable rooms (to match the correct figure in the ‘Affordable Housing’
section paragraph 120).

Paragraph 93 refers to 1,987 affordable habitable rooms when it should
state 1,988 affordable habitable rooms (to match the correct figure in the
‘Affordable Housing’ section paragraph 121).

Paragraph 136 refers to 10.6% wheelchair housing across the scheme but
the correct figure is 10.5% (to match the correct figure in the ‘Conformity
with the outline planning permission’ section, paragraph 90).

Additional information

Additional comments received

8. One comment received from the 35% Campaign (confirming that the earlier
objection is maintained), summarised as:

The 220 increase in the total number of homes would improve the viability
of the scheme and therefore there should now be a viability assessment.

Public funding should have been sought to maximise the amount of
affordable housing, and should still be sought. The provisions of the
Regeneration Agreement would allow both courses of action.

The overall density of the scheme may exceed that of the Outline Planning
Permission a relevant matter for the committee to consider in the context of
the increased number of units.

The Mayor’s estate regeneration requirement, that there be no net loss of
affordable homes and that any demolished are replaced on a like-for-like
basis, (set out in the Guide to Good Practice Guide to Estate
Regeneration) should be applied in considering the Plot H7 application.

9. Officer response to these comments:

As set out in paragraph 129 of the report, there is no mechanism to insist
on a viability review with the increased number of units, which are within
the maximum area of residential floorspace permitted.

The 2013 section 106 agreement obligation sets out how any public funds
are to be applied “In the event that the Developer secures Public Funds”; it
does not oblige the developer to seek public funds.

e The Regeneration Agreement between the Council and Lendlease sits

outside the outline planning permission. It was signed in 2010 at a point at
which the then coalition Government had taken decisions to very
significantly reduce the availability of social housing grant. The outline
planning permission for Elephant Park was granted in 2013 when
schemes that secured the affordable housing through a section 106
agreement were expected to be delivered without the benefit of housing
grant. Lendlease signed a framework agreement with L&Q in 2014 for
L&Q to purchase the affordable housing at Elephant Park. L&Q does not



receive grant funding for this purchase; RPs subsidise their acquisitions
from internal funds given the position under the grant funding
programmes is that all schemes where affordable housing is secured by a
planning obligation should assume nil grant.

e As required by the Regeneration Agreement, the availability of grant has
been kept under review. Given the limits in the two grant funding
programmes in place since the outline permission was granted, as well as
the terms of the s106 agreement, Lendlease and the Council are not aware
of any realistic prospect that Elephant Park could have been successful in
obtaining grant funding. The focus has therefore been on delivering 25%
affordable homes across the masterplan and the proposals within this
latest RMA will allow Lendlease to fulfil that commitment.

e The applicant has calculated the site-wide density of the current
masterplan (with the maximum non-residential floorspace assumed for the
remaining Plot H1) to be 961 habitable rooms per hectare. This is below
the indicative density of 1,054 habitable rooms per hectare of the outline
permission. As set out in paragraph 108 of the report, the site is within the
Central Activities Zone and Opportunity Area and benefits from an
excellent PTAL level; it is therefore a suitable location for a high density
scheme. The design, quality of accommodation, transport impacts etc have
all been found to be acceptable and do not indicate that the proposed H7
RMS would be an over-development.

e The Mayor of London’s 2018 document and its 2016 draft were published
after the outline permission was granted, the Heygate Estate demolished
and the permission implemented. It does not alter the requirements of the
2013 section 106 agreement in terms of the required percentage of
affordable housing, and the tenure split of the affordable housing.

CIL estimate
10. The Mayoral CIL (pre-relief) has been estimated at £2,280,504.28. No
Southwark CIL is due at the outline permission was issued before this CIL

came in.

Conclusion of the Director of Planning

The additional comments received do not raise new material planning issues which
would affect the recommendation, which remains that approval of the Reserved matter
should be granted, subject to conditions.

REASON FOR URGENCY

) Applications are required by statute to be considered as speedily as possible.
The application has been publicised as being on the agenda for consideration at
this meeting of the planning committee and applicants and objectors have been
invited to attend the meeting to make their views known. Deferral would delay
the processing of the applications and would inconvenience all those who attend
the meeting.



REASON FOR LATENESS

o The new information, comments reported and corrections to the main report and
recommendation have been noted and/or received since the committee agenda
was printed. They all relate to an item on the agenda and members should be
aware of the objections and comments made

BACKGROUND DOCUMENTS

Background Papers |Held At Contact
Individual files Place and Wellbeing Planning enquiries telephone:
Department 020 7525 5403
160 Tooley Street
London
SE1 2QH
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18/AP/1603 — Sampson House, 64 Hopton Street, London SE19 9JH

Redevelopment to create two levels of basement and the erection of five buildings
ranging from seven to 34 storeys plus plant (heights ranging from 28.9m AOD -
123.9m AOD) to provide: 341 dwellings (Class C3); 8,054sqm (GIA) of office space
(Class B1); 1,436sgm (GIA) of retail floorspace (Class A1-A4); 904sgm (GIA) of
cultural floorspace (Class D1/D2); 16,254sgm (GIA) hotel with up to 126 rooms
(Class C1); new open space; reconfigured vehicular and pedestrian access;
highway works; landscaping; basement car park for 107 cars (including 29
disabled car parking spaces), plus servicing and plant areas; and works
associated and ancillary to the proposed development.

The application is accompanied by an Environmental Statement submitted pursuant to the
Town and Country Planning (Environmental Impact Assessment) Regulations 2017. A hard
copy of the application documents is available for inspection by prior appointment at
Southwark Council’s offices, 160 Tooley Street, SE1 2QH (Monday to Friday 9am to 5pm).
Copies of the Non-Technical Summary are available free of charge and printed/electronic
copies of the Environmental Statement can be purchased.



SITE LOCATION PLAN




COMPARISON BETWEEN CONSENTED AND PROPOSED

CONSENTED APPLICATION SITE PLANIGROUND LEVEL] SUBMITTED APPLICATION SITE PLANIGROUND LEVEL)
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BUILDING HEIGHTS PLAN
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COMMUNAL AMENITY SPACES
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SERVICING
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OFFICE
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AFFORDABLE HOUSING
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HOPTON STREET
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CULTU RAL SQUARE
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19/AP/1166 Plot H7 Heygate Street, Within Land Bounded by Elephant
Park To The North, Plot H2 To The West, Heygate Street To The South
And H11B To The East, London SE17

Application for the approval of reserved matters (access, scale,
appearance, layout and landscaping) for Plot H7 within Elephant Park
(previously referred to as the Heygate Masterplan), submitted pursuant to
Outline Planning Permission ref: 12/AP/1092. The proposal comprises the
construction of a development ranging between 9 and 25 storeys in
height (maximum building height 86.75 m AOD), comprising 424
residential units, 1,237sgm (GEA) of flexible retail (Classes A1-A5) uses
and 628 sqm (GEA) flexible retail, community and leisure (Classes A1-A5,
D1-D2), car parking, cycle storage, servicing, plant areas, landscaping,
public realm, and other associated works.
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Site location plan
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Current site
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Reserved Matters Application

Submission of reserved
matters pursuant to the

outline permission ref. —
12/AP/1092:

* Access

Layout

« Scale

* Appearance
Landscaping -

(B3

Maximum external plot
extent at upper levels
(see definition note below)

oy

Minimum external plot
extent at upper levels
(see definition note below)

Maximum courtyard
extent at upper levels

Minimum courtyard
extent at upper levels

Zone of horizontal
deviation from minimum
internal plot extent

Minimum no build area at

upper levels defining the

area where no building

nor balcony projections or

Erivate terrace space can
e located

Drawing title
Proposed Maximum and

Minimum Plot Extent
at Upper Levels

4 7 o ~,
4 7 ////j:/
43.15 & Hr
Number denotes 5 vV < P
maximum height in = (/ fdle o
metres AOD \ e LA
of elevation [t
33525
il ) 8675

Number denotes ; — e
maximum height in \ 89
metres AOD of courtyard 5w - H.7
and level where gaps ) - \
exist between buidings \ 7 \ 38525 \
(top of structural slab%. 128\ 3545  \ B ’

H ‘ Q,E?j

. P

\ \(oPﬁ?’

Ve

Maximum external plot 20885 3348
extent at upper levels \ (_Htll

Drawing title
Maximum extent of plot
component at upper levels

Proposed Maximum Plot
Component Extent and Heights

,. Lot
Hith
4255
2]
Y

144



Proposed layout
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Access and layout - proposed ground floor
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Layout - proposed first floor
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Layout - proposed typical upper floor

28




Proposed Heygate Street elevation
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Proposed park elevation
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Mansion blocks materials - outer facades

Key

Brick 1 - light courtyard brick
Brick 2 - red brick (dark)
Brick 3 - red brick (light)

Brick 4 - red brick (light) laid as corduroy
brickwork

Brick 1 - light couryard brickwork laid as
corduroy brickwork

Masonry Band
Glass Balustrade

Metal Balcony Type 1 (red base, green
balustrade)

Masonry or stone coloured Coping

GFRC (or similar) clad feature column

Scalloped Masonry
Glazed Brick

Shopfront design to follow in accordance
with approve 'Shop Front Standard’

Brick Band (in brick type 1)

Metal Window
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Mansion blocks materials - courtyard facades

Key

Brick 1 - light courtyard brick
Brick 2 - red brick (dark)
Brick 3 - red brick (light)

Brick 4 - red brick (light) laid as corduroy
brickwork

Brick 1 - light couryard brickwork laid as
corduroy brickwork

Masonry Band
Glass Balustrade

Metal Balcony Type 1 (red base, green
balustrade)

Masonry or stone coloured Coping
GFRC (or similar) clad feature column
Scalloped Masonry

Glazed Brick

Shopfront design to follow in accordance
with approve ‘Shop Front Standard’

Brick Band (in brick type 1)
Metal Window

Balcony Type 2 (green base, red
balustrade)

ce



Tower base
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Tower materials

Key

Masonry Band

GFRC (or similar) clad feature column
GFRC (or similar) panel with fluted profile

Unitised glazing system with metal spandrel
panels

GFRC (or similar) panel

Structural glass balustrading with metal base
and soffit

Metal louvre

Textured GFRC (or similar) panel
Resident’s entrance

Curtain walling with spandrels

BMU to match colour of curtain walling
metalwork

ve



Tower floorplan
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Tower — base section and crown
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Landscaping - public realm
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Landscaping - amenity spaces
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Visual of podium garden
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Amendments

Amended drawings:
* To improve daylight

* To change internal
areas

* To remove drop off bay =
on Heygate Street lt\\
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Consultation

26 objections all relating to the affordable housing
provision across Elephant Park

Consultation responses from statutory consultees -

Environment Agency, Met Police, Thames Water,
Tl

1A%



Axonometric

Key views on approach from
Elephant & Castle Station
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Visual with adjacent plots
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Visual of masterplan
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Visuals of daylight and sunlight levels

— Minimum Parameter Massing VSC and SHOG

- Development Massing VSC and SHOG

DAYLIGHTING
VERTICAL SKY COMPONENT (VSC)

0% 3% 5% 8% 1% 13% 15% 18% 21% 24% 27%+

|me-n Impnsuhlsl Very Difficult | Careful Design

Jolisyuj—aposoy

|Good

Recommended Levels CE257. 2007
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Site wide affordable housing

‘With a total 8,142 hab rooms
sitewide the s.106 requires
1,930 AH hab rooms

7,000
6,000
5,000
4,000
3,000
2,000
1,000

6,212

5.106 25%

W Market hab rooms

1,930

Elephant Park delivers a
total of 1,988 AH hab rooms
(exceeding the site-wide
requirement by 58hr)

6,154

1,988

Actual delivery (exceeding obligation)

Affordable hab rooms

Site-wide Affordable Habitable Rooms

Shared ownership

543 (27%)

984 (50%)

461 (23%)

Affordable rent 1/2 beds Affordable rent 3+ beds

Homes Habitable rooms
Private and affordable plot total no. homes SO unit size AH unit size Private and affordable plot total no. hab rooms SO unit size AH unit size
Private o] SR/ AR | AH Total Total s01/zb | so3b |rent 1/2b| social 3b Private S0 SR/AR | AH Total Total s501/2b | sosb |rent 1/2b| social 3b
H6 222 2 0 2 224 2 4] 0 0 673 6 0 6 679 6 0 0 0
H10 62 0 7 7 69 0 1] 2 5 222 0 33 33 255 0 0 g 25
H13 0 53 14 67 67 53 0 2 12 0 184 69 253 253 184 0 g 6l
H2 308 14 44 58 367 14 1] 24 20 936 46 188 234 1,170 16 0 88 100
H3 163 44 21 63 228 42 2 13 5] 420 159 78 237 727 149 10 438 30
H4 354 43 43 91 445 438 0 26 17 982 176 169 345 1,327 176 0 84 85
H5 308 34 41 75 384 34 1] 32 9 889 130 163 293 1,182 130 0 118 45
H11la 118 50 34 104 222 50 o 46 2 334 160 179 339 693 160 0 139 40
Hilb 258 0 0 0 259 0 4] 0 0 653 0 0 0 653 0 0 0 0
H7 352 37 a5 72 424 28 9 20 15 955 123 125 248 1,203 78 45 50 75
Total 2,148 282 259 541 YTl 271 | 11 | 167 | 92 6,154 984 1,004 929 | 55 | 543 | 461
Homes Habitable rooms
Private and affordable phase total no. homes S0 unit size AH unit size Private and affordable phase total no. hab rooms S0 unit size AH unit size
Private SO SR /AR | AH Total Total s01/2b | so3b |Rent 1/2b| social 3b Private 50 SR /AR | AH Total Total 501/2b | so3b |rent 1/2b| social sb
MP1 284 55 21 76 360 55 1] 4 17 835 130 102 292 1,187 130 0 16 86
MP2 472 58 €5 123 505 56 2 32 26 1,426 203 266 471 1,897 195 10 136 130
MP3 663 82 a4 166 829 a2 o 58 26 1,871 306 332 638 2,509 306 0 202 130
MP4 377 50 54 104 481 50 o 46 2 1,007 160 179 339 1,346 160 0 139 40
MPS 352 21 35 72 424 28 9 20 15 955 123 125 248 1,203 78 45 50 75
2,148 282 259 541 ,689 271 167 a2 6,154 984 988 8,142 55 543
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