APPENDIX 4

RECOMMENDATION

This document shows the case officer's recommended decision for the application referred to below.
This document is not a decision notice for this application.

Applicant Jupiteer Friars Ltd Reg. Number 16/AP/1660

Application Type Full Planning Permission

Recommendation Grant subject to Legal Agreement and GLA Case TP/1016-A
Number

Draft of Decision Notice

Planning Permission was GRANTED for the following development:
Demolition of existing office building (Class B1a) and redevelopment to provide a part 13, part 22 storey building
plus basement comprising offices (Class B1a) with retail (Classes A1/A3 and A4) together with servicing, car
parking and landscaping.

At: FRIARS BRIDGE COURT, 41-45 BLACKFRIARS ROAD, LONDON SE1 8NZ
In accordance with application received on 04/04/2016

and Applicant's Drawing Nos. Existing Drawings

1324-A-001, 1324-A-010, 1324-A-011, 1324-A-012, 1324-A-E-099, 1324-A-E-100, 1324-A-E-100U, 1324-A-E-101, 1324-
A-E-102, 1324-A-E-103, 1324-A-E-104, 1324-A-E-105, 1324-A-E-106, 1324-A-E-107, 1324-A-E-108, 1324-A-E-109,
1324-A-E-110, 1324-A-E-200, 1324-A-E-201, 1324-A-E-202, 1324-A-E-203, 1324-A-E-204, 1324-A-E-260, 1324-A-E-
261, 1324-A-E-262, 1324-A-E-263, 1324-A-E-264.

Proposed Drawings

1324-A-013, 1324-A-020, 1324-A-099, 1324-A-099M, 1324-A-100, 1324-A-100M, 1324-A-104, 1324-A-105, 1324-A-106,
1324-A-107-108, 1324-A-109, 1324-A-110, 1324-A-111, 1324-A-112, 1324-A-113-115, 1324-A-116, 1324-A-117, 1324-A-
118, 1324-A-119, 1324-A-119M, 1324-A-120, 1324-A-121, 1324-A-200, 1324-A-201, 1324-A-202, 1324-A-203, 1324-A-
250, 1324-A-251, 1324-A-270, 1324-A-271, 1324-A-272, 1324-A-273, 1324-A-274, 1324-A-275, 1324-A-276, 1324-A-
277, 1324-A-278, 1324-A-279, 1324-A-300.

Application Documents

Air Quality Assessment; Arboricultural Survey Report; BREEAM Pre-Assessment Report; Daylight, Sunlight and
Overshadowing Report; Design and Access Statement; Energy Assessment Report; Flood Risk Assessment; Historic
Environment Desk Based Assessment; Pedestrian Level Wind Microclimate Assessment; Planning Application Forms;
Planning Drawings; Planning Noise Assessment; Planning Statement; Preliminary Ecological Appraisal; Preliminary
Environmental Risk Assessment; Statement of Community Involvement; Townscape, Built Heritage and Visual Impact
Assessment; Transport Assessment.

Subject to the following twenty-three conditions:
Time limit for implementing this permission and the approved plans
1 The development hereby permitted shall be begun before the end of three years from the date of this permission.

Reason
As required by Section 91 of the Town and Country Planning Act 1990 as amended.

2 The development hereby permitted shall not be carried out otherwise than in accordance with the following
approved plans:

Proposed Drawings

1324-A-013, 1324-A-020, 1324-A-099, 1324-A-099M, 1324-A-100, 1324-A-100M, 1324-A-104, 1324-A-105, 1324-
A-106, 1324-A-107-108, 1324-A-109, 1324-A-110, 1324-A-111, 1324-A-112, 1324-A-113-115, 1324-A-116, 1324-
A-117, 1324-A-118, 1324-A-119, 1324-A-119M, 1324-A-120, 1324-A-121, 1324-A-200, 1324-A-201, 1324-A-202,

1324-A-203, 1324-A-250, 1324-A-251, 1324-A-270, 1324-A-271, 1324-A-272, 1324-A-273, 1324-A-274, 1324-A-

275, 1324-A-276, 1324-A-277, 1324-A-278, 1324-A-279, 1324-A-300.

Application Documents



Air Quality Assessment; Arboricultural Survey Report; BREEAM Pre-Assessment Report; Daylight, Sunlight and
Overshadowing Report; Design and Access Statement; Energy Assessment Report; Flood Risk Assessment;
Historic Environment Desk Based Assessment; Pedestrian Level Wind Microclimate Assessment; Planning
Application Forms; Planning Drawings; Planning Noise Assessment; Planning Statement; Preliminary Ecological
Appraisal; Preliminary Environmental Risk Assessment; Statement of Community Involvement; Townscape, Built
Heritage and Visual Impact Assessment; Transport Assessment.

Reason:
For the avoidance of doubt and in the interests of proper planning.

Pre-commencement condition(s) - the details required to be submitted for approval by the condition(s) listed below
must be submitted to and approved by the council before any work in connection with implementing this permission is
commenced.

3

The existing trees on or adjoining the site which are to be retained shall be protected and both the site and trees
managed in accordance with the recommendations (including facilitative pruning specifications and supervision
schedule) contained in the Arboricultural Method Statement. All tree protection measures shall be installed, carried
out and retained throughout the period of the works, unless otherwise agreed in writing by the Local Planning
Authority. In any case, all works must adhere to BS5837: (2012) Trees in relation to demolition, design and
construction and BS3998: (2010) Tree work - recommendations.

If within the expiration of 5 years from the date of the occupation of the building for its permitted use any retained
tree is removed, uprooted is destroyed or dies, another tree shall be planted at the same place and that tree shall
be of such size and species, and shall be planted at such time, as may be specified in writing by the Local
Planning Authority.

Reason

To avoid damage to the existing trees which represent an important visual amenity in the area, in accordance with
The National Planning Policy Framework 2012 Parts 7, 8, 11 & 12 and policies of The Core Strategy 2011: SP11
Open spaces and wildlife; SP12 Design and conservation; SP13 High environmental standards, and Saved
Policies of The Southwark Plan 2007: Policy 3.2 Protection of amenity; Policy 3.12 Quality in Design; Policy 3.13
Urban Design and Policy 3.28 Biodiversity.

Full-scale mock-ups of the brick and stone cladding as well as samples of all the external facing materials, to be
used in the carrying out of this permission shall be presented on site and approved in writing by the Local Planning
Authority before any work (excluding demolition) in connection with this permission is carried out; the development
shall not be carried out otherwise than in accordance with any such approval given. These samples must
demonstrate how the proposal makes a contextual response in terms of materials to be used.

Reason:

In order that the Local Planning Authority may be satisfied as to the design and details in accordance with the
NPPF (2012), Strategic policy SP12 4, Design & Conservation - of the Core Strategy (2011) and saved policies:
3.12 Quality in Design; 3.13 Urban Design; of The Southwark Plan (2007).

1:5/10 section detail-drawings through:

the facades;

the shop fronts;

heads, cills and jambs of all openings;

parapets;

roof edges;

junctions with existing buildings;

to be used in the carrying out of this permission shall be submitted to and approved in writing by the Local
Planning Authority before any work in connection with this permission is carried out (excluding demolition); the
development shall not be carried out otherwise than in accordance with any such approval given.

Reason:

In order that the Local Planning Authority may be satisfied as to the design and details in the interest of the special
architectural or historic qualities of the listed building in accordance with the NPPF (2012), Strategic policy SP12
Design & Conservation - of the Core Strategy (2011) and saved policies: 3.12 Quality in Design; 3.13 Urban
Design; of The Southwark Plan (2007).

Before any work hereby authorised begins, excluding demolition, no piling shall take place until a piling method
statement (detailing the depth and type of piling to be undertaken and the methodology by which such piling will



10

be carried out, including measures to prevent and minimise the potential for damage to subsurface water
infrastructure, and the programme for the works) has been submitted to and approved in writing by the local
planning authority in consultation with Thames Water. Any piling must be undertaken in accordance with the
terms of the approved piling method statement.

Reason: The proposed works will be in close proximity to underground water utility infrastructure. Piling has the
potential to impact on local underground water utility infrastructure. The applicant is advised to contact Thames
Water Developer Services on 0800 009 3921 to discuss the details of the piling method statement.

Before any work hereby authorised begins, excluding demolition, impact studies of the existing water supply
infrastructure have been submitted to, and approved in writing by, the local planning authority (in consultation with
Thames Water). The studies should determine the magnitude of any new additional capacity required in the
system and a suitable connection point.

Reason: To ensure that the water supply infrastructure has sufficient capacity to cope with the additional demand.

a) Prior to the commencement of any development, a site investigation and risk assessment shall be completed in
accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it
originates on the site. The phase 1 site investigation (desk study, site categorisation; sampling strategy etc.) shall
be submitted to the Local Planning Authority for approval before the commencement of any intrusive
investigations. The subsequent Phase 2 site investigation and risk assessment shall be conducted in accordance
with any approved scheme and submitted to the Local Planning Authority for approval prior to the commencement
of any remediation that might be required.

b) In the event that contamination is present, a detailed remediation strategy to bring the site to a condition
suitable for the intended use by removing unacceptable risks to human health, buildings and other property and
the natural and historical environment shall be prepared and submitted to the Local Planning Authority for
approval in writing. The scheme shall ensure that the site would not qualify as contaminated land under Part 2A of
the Environmental Protection Act 1990 in relation to the intended use of the land after remediation. The
approved remediation scheme (if one is required) shall be carried out in accordance with its terms prior to the
commencement of development other than that required to carry out remediation, unless otherwise agreed in
writing by the Local Planning Authority. The Local Planning Authority shall be given two weeks written notification
of commencement of the remediation scheme works.

c) Following the completion of the measures identified in the approved remediation strategy, a verification report
providing evidence that all work required by the remediation strategy has been completed shall be submitted to
and approved in writing by the Local Planning Authority.

d) In the event that contamination is found at any time when carrying out the approved development that was not
previously identified, it shall be reported in writing immediately to the Local Planning Authority, and a scheme of
investigation and risk assessment, a remediation strategy and verification report (if required) shall be submitted to
the Local Planning Authority for approval in writing, in accordance with a-c above.

Reason

To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised,
together with those to controlled waters, property and ecological systems, and to ensure that the development can
be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors in accordance
with saved policy 3.2 Protection of amenity of the Southwark Plan (2007), strategic policy 13 High environmental
standards of the Core Strategy (2011) and the National Planning Policy Framework 2012.

Within six months of the completion of archaeological site works, an assessment report detailing the proposals for
post-excavation works, publication of the site and preparation of the archive shall be submitted to and approved in
writing by the Local Planning Authority and that the works detailed in this assessment report shall not be carried
out otherwise than in accordance with any such approval given.

Reason

In order that the archaeological interests of the site are secured with regard to the details of the post-excavation
works, publication and archiving to ensure the preservation of archaeological remains by record in accordance
with Strategic Policy 12 - Design and Conservation of The Core Strategy 2011, Saved Policy 3.19 Archaeology of
the Southwark Plan 2007 and the National Planning Policy Framework 2012.

Before any work hereby authorised begins, excluding demolition, the applicant shall secure the implementation of
a programme of archaeological work in accordance with a written scheme of investigation which shall be
submitted to and approved in writing by the Local Planning Authority.
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12

13

Reason

In order that the archaeological operations are undertaken to an acceptable standard and that legitimate
archaeological interest in the site is satisfied in accordance with Strategic Policy 12 - Design and Conservation of
The Core Strategy 2011, Saved Policy 3.19 Archaeology of the Southwark Plan 2007 and the National Planning
Policy Framework 2012.

Prior to the commencement of development, excluding demolition, details of surface water management
measures in accordance with the approved Flood Risk Assessment shall be submitted to and approved in writing
by the Local Planning Authority, and the scheme shall thereafter be carried out in accordance with the approved
details.This shall include details of attenuation tanks, water pumps and their maintenance.

Reason

To prevent the increased risk of flooding and to improve water quality in accordance with The National Planning
Policy Framework 2012, Strategic Policy 13 High Environmental Standards of the Core Strategy 2011 and Saved
Policy Saved Policy 3.9 Water of the Southwark Plan 2007.

A detailed ground floor plan showing pedestrian inter visibility splays of 2 m x 2m and tracked vehicle diagrams to
demonstrate that service vehicles can access and egress the servicing area in a forward gear. These details must
be approved in writing by the Local Planning Authority prior to any work in connection with the development being
carried out (excluding demolition).

Reason
In the interests of pedestrian safety.

Details of bird and/or bat nesting boxes / bricks shall be submitted to and approved in writing by the Local
Planning Authority prior to the commencement of the use hereby granted permission.

No less than [number] nesting boxes / bricks shall be provided and the details shall include the exact location,
specification and design of the habitats. The boxes / bricks shall be installed with the development prior to the
first occupation of the building to which they form part or the first use of the space in which they are contained.

The nesting boxes / bricks shall be installed strictly in accordance with the details so approved, shall be
maintained as such thereafter.

Discharge of this condition will be granted on receiving the details of the nest/roost features and mapped locations
and Southwark Council agreeing the submitted plans, and once the nest/roost features are installed in full in
accordance to the agreed plans. A post completion assessment will be required to confirm the nest/roost features
have been installed to the agreed specification.

Reason: To ensure the development provides the maximum possible provision towards creation of habitats and
valuable areas for biodiversity in accordance with policies: 5.10 and 7.19 of the London Plan 2011, Policy 3.28 of
the Southwark Plan and Strategic Policy 11 of the Southwark Core strategy.

Commencement of works above grade - the details required to be submitted for approval by the condition(s) listed
below must be submitted to and approved by the council before any work above grade is commenced. The term 'above
grade' here means any works above ground level.

14

Before any above grade work hereby authorised begins, detailed drawings of a hard and soft landscaping
scheme, including proposed street trees, showing the treatment of all parts of the site not covered by buildings
(including cross sections, surfacing materials of any parking, access, or pathways layouts, materials and edge
details and material samples of hard landscaping), shall be submitted to and approved in writing by the Local
Planning Authority. The landscaping shall not be carried out otherwise than in accordance with any such approval
given and shall be retained for the duration of the use.

The planting, seeding and/or turfing shall be carried out in the first planting season following completion of building
works and any trees or shrubs that is found to be dead, dying, severely damaged or diseased within five years of
the completion of the building works OR five years of the carrying out of the landscaping scheme (whichever is
later), shall be replaced in the next planting season by specimens of the same size and species in the first suitable
planting season. Planting shall comply to BS: 4428 Code of practice for general landscaping operations, BS: 5837
(2012) Trees in relation to demolition, design and construction and BS 7370-4:1993 Grounds maintenance
Recommendations for maintenance of soft landscape (other than amenity turf).

Reason
So that the Council may be satisfied with the details of the landscaping scheme in accordance with The National
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16

17

Planning Policy Framework 2012 Parts 7, 8, 11 & 12 and policies of The Core Strategy 2011: SP11 Open spaces
and wildlife; SP12 Design and conservation; SP13 High environmental standards, and Saved Policies of The
Southwark Plan 2007: Policy 3.2 Protection of amenity; Policy 3.12 Quality in Design; Policy 3.13 Urban Design
and Policy 3.28 Biodiversity.

Before any fit out works to the commercial premises hereby authorised begins, an independently verified

BREEAM report (detailing performance in each category, overall score, BREEAM rating and a BREEAM certificate
of building performance) to achieve a minimum 'excellent' rating shall be submitted to and approved in writing by
the Local Planning Authority and the development shall not be carried out otherwise than in accordance with any
such approval given;

Before the first occupation of the building hereby permitted, a certified Post Construction Review (or other
verification process agreed with the local planning authority) shall be submitted to and approved in writing by the
Local Planning Authority, confirming that the agreed standards at (a) have been met.

Reason

To ensure the proposal complies with The National Planning Policy Framework 2012, Strategic Policy 13 - High
Environmental Standards of The Core Strategy 2011 and Saved Policies 3.3 Sustainability and 3.4 Energy
Efficiency of the Southwark Plan 2007.

Before any above grade work hereby authorised begins details (1:50 scale drawings) of the facilities to be
provided for the secure and covered storage of cycles shall be submitted to and approved in writing by the Local
Planning Authority. Thereafter the cycle parking facilities provided shall be retained and the space used for no
other purpose and the development shall not be carried out otherwise in accordance with any such approval
given.

Reason

In order to ensure that satisfactory safe and secure cycle parking facilities are provided and retained in order to
encourage the use of cycling as an alternative means of transport to the development and to reduce reliance on
the use of the private car in accordance with The National Planning Policy Framework 2012, Strategic Policy 2 -
Sustainable Transport of The Core Strategy and Saved Policy 5.3 Walking and Cycling of the Southwark Plan
2007.

Before any above grade work hereby authorised begins, details of the biodiversity (green/brown) roof(s) shall be
submitted to and approved in writing by the Local Planning Authority.The biodiversity (green/brown) roof(s) shall
be:

biodiversity based with extensive substrate base (depth 80-150mm);

laid out in accordance with agreed plans; and

planted/seeded with an agreed mix of species within the first planting season following the practical completion of
the building works (focused on wildflower planting, and no more than a maximum of 25% sedum coverage).

The biodiversity (green/brown) roof shall not be used as an amenity or sitting out space of any kind whatsoever
and shall only be used in the case of essential maintenance or repair, or escape in case of emergency.

The biodiversity roof(s) shall be carried out strictly in accordance with the details so approved and shall be
maintained as such thereafter.

Discharge of this condition will be granted on receiving the details of the green/brown roof(s) and Southwark
Council agreeing the submitted plans, and once the green/brown roof(s) are completed in full in accordance to the
agreed plans. A post completion assessment will be required to confirm the roof has been constructed to the
agreed specification.

Reason: To ensure the development provides the maximum possible provision towards creation of habitats and
valuable areas for biodiversity in accordance with policies: 2.18, 5.3, 5.10, and 511 of the London Plan 2011,
saved policy 3.28 of the Southwark Plan and Strategic Policy 11 of the Southwark Core strategy.

Pre-occupation condition(s) - the details required to be submitted for approval by the condition(s) listed below must be
submitted to and approved by the council before the building(s) hereby permitted are occupied or the use hereby
permitted is commenced.

18

Before the [first occupation of the building/extension hereby permitted OR use hereby permitted begins] details of
the arrangements for the storing of [domestic/commercial] refuse shall be submitted to and approved in writing by
the Local Planning Authority and the facilities approved shall be provided and made available for use by the
occupiers of the dwellings and the facilities shall thereafter be retained and shall not be used or the space used for



any other purpose.

Reason

To ensure that the refuse will be appropriately stored within the site thereby protecting the amenity of the site and
the area in general from litter, odour and potential vermin/pest nuisance in accordance with The National Planning
Policy Framework 2012, Strategic Policy 13 High Environmental Standards of the Core Strategy 201 and Saved
Policies 3.2 Protection of Amenity and Policy 3.7 Waste Reduction of The Southwark Plan 2007

Compliance condition(s) - the following condition(s) impose restrictions and/or other requirements that must be
complied with at all times once the permission has been implemented.

19

20

21

22

23

Notwithstanding the provisions of Parts 24 and 25 The Town & Country Planning [General Permitted
Development] Order 1995 [as amended or re-enacted] no external telecommunications equipment or structures
shall be placed on the roof or any other part of a building hereby permitted.

Reason

In order to ensure that no telecommunications plant or equipment which might be detrimental to the design and
appearance of the building and visual amenity of the area is installed on the roof of the building in accordance with
The National Planning Policy Framework 2012, Strategic Policy 12 - Design and Conservation of The Core
Strategy 2011 and Saved Policies 3.2 Protection of Amenity and 3.13 Urban Design of the Southwark Plan 2007.

The roof terraces hereby approved shall not be used between the hours of 22:00-07:00.

Reason

To ensure that occupiers of neighbouring premises do not suffer a loss of amenity by reason of noise nuisance in
accordance with Strategic Policy 13 High Environmental Standards of the Core Strategy 2011, Saved Policy 3.2
Protection of Amenity of the Southwark Plan (2007), and the National Planning Policy Framework 2012.

No roof plant, equipment or other structures, other than as shown on the plans hereby approved or approved
pursuant to a condition of this permission, shall be placed on the roof or be permitted to project above the roofline
of any part of the building[s] as shown on elevational drawings or shall be permitted to extend outside of the roof
plant enclosure[s] of any building[s] hereby permitted.

Reason

In order to ensure that no additional plant is placed on the roof of the building in the interest of the appearance and
design of the building and the visual amenity of the area in accordance with The National Planning Policy
Framework 2012, Strategic Policy 12 - Design and Conservation of The Core Strategy 2011 and Saved Policies
3.2 Protection of Amenity and 3.13 Urban Design of the Southwark Plan 2007.

The rated noise from any plant, together with any associated ducting, shall be 10dB(A) or more below the
measured LA9O0 level at the nearest noise sensitive premises.

Reason

To ensure that occupiers of neighbouring premises do not suffer a loss of amenity by reason of noise nuisance
from plant and machinery in accordance with Strategic Policy 13 - High environmental standards of the Core
Strategy 2011 and saved Policy 3.2 Protection of amenity of the Southwark Plan 2007.

Notwithstanding the drawings hereby approved no door shall open outwards over the public highway or pavement.

Reason
In the interests of pedestrian safety in accordance with saved policy 5.2 of the Southwark Plan 2007

Statement of positive and proactive action in dealing with the application
The application was decided in a timely manner.



