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Item No. 
7.1

Classification:  
OPEN

Date:
29 January 2020

Meeting Name: 
Planning Sub-Committee A

Report title: Development Management planning application:  
Application 19/AP/1975 for: Full Planning Application

Address: 
224-226 TOWER BRIDGE ROAD, LONDON SE1 2UP  

Proposal: 
Refurbishment of existing office building including new facades, the addition 
of a part 1, part 3  storey rooftop extension plus rooftop plant. The proposal 
comprises office uses at all floor levels with complementary, active and 
flexible uses (A1/A2/A3/B1a/D1/D2 excluding Education; Places of 
Worship; Public Hall; Law Courts; Music and Concert Venues; Dance and 
Sports Hall; Swimming Baths; Skating Rink; and Bingo Hall) at first floor, 
ground and lower ground floor, with associated access, landscaping, roof 
terraces and cycle parking (REVISED DESCRIPTION)

Ward(s) or 
groups 
affected: 

North Bermondsey

From: Director of Planning

Application Start Date 11/07/2019 Application Expiry Date  10/10/2019
Earliest Decision Date 27/01/2020

RECOMMENDATION

1. a) That planning permission be granted, subject to conditions and a S106 agreement.

b) That if a legal agreement is not entered into by 30 April 2020, the Director of 
Planning be authorised to refuse planning permission for the reasons detailed in 
paragraph 207 of this report.

EXECUTIVE SUMMARY

2. The proposal is for the re-cladding, refurbishment and upwards and sidewards 
extension of a vacant and outdated late 1980s / early 1990s office building (224-226 
Tower Bridge Road, also known as Tower Bridge Court) immediately adjacent to Tower 
Bridge. The scheme will result in an increase in office floor area plus a mixed-use 
element on its lower floors.

3. The proposed updating of an out-of-date building to provide modern Grade A office 
accommodation, and the intensification of the site for further Grade A office space plus 
mixed uses is strongly supported by land use policies. 

4. The building will exceed the standards required by Southwark policy with regard to 
environmental performance. A BREEAM Excellent rating will be achieved along with a 
65% improvement upon CO2 emissions of the existing building, with the potential to 
achieve a zero carbon rating (dependant upon which electricity tariff is used). In 
addition, the retention of the existing framed structure will save embodied energy.
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5. The new brick cladding with lightweight additions above this will improve upon the 
appearance of the existing building. In addition a new semi-public route (associated 
with the mixed use elements of the building) through the site from Tower Bridge Road 
down to Horselydown Lane will provide more open and friendly facades for users of the 
area. 

6. The increase in height of the building means that it will be more prominent within the 
conservation area, although given the large size of existing warehouse buildings in 
close proximity, this increase in scale will not impact unduly on the area’s special 
character. There will be impacts on the setting of nearby listed buildings although these 
will be small and can be balanced against the public benefits of the proposal.

7. The increase height of the building will impinge upon the daylight and sunlight received 
by nearby dwellings, particularly those within No.2 Gainsford Street and Admiral’s 
Court immediately to the east of the site across the narrow Hoselydown Lane. 
However, the affected rooms are mainly secondary rooms (i.e not living rooms) of dual 
aspect flats which do not meet industry standards at present. Within this context and 
within the context of the very dense pattern of development which prevails in the 
surrounding area, the further reduction in daylight and sunlight is considered 
acceptable. 

BACKGROUND INFORMATION

Site location and description

 

8. The site currently comprises a single 1980s office building (Use Class B1a), arranged 
over basement, ground and five upper floors (six storeys in total plus rooftop plant). In 
addition, the basement includes 20 car parking spaces. The building is in a 1980’s 
‘post-modern’ style in redbrick with Portland stone dressings. The main entrance on 
Tower Bridge Road consists of a steel and glass atrium.

9. It is in a sensitive position immediately to the south of Tower Bridge itself. It comprises 
a single linear building with a long frontage onto Tower Bridge Road (raised at this 
point to meet the bridge) and backs onto a narrow road, Horsleydown Lane at a lower 
level (described as ground level in this report).  
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10. The site immediately abuts the Accumulator Tower of Tower Bridge. This robust brick 
structure contained the hydraulics that lifted the opening leaves of Tower Bridge. It and 
its chimney constitute minor landmarks within the area and are Grade II listed. 

The surrounding area

11. The site is firmly with Tower Bridge Conservation Area. This consists in the main of 
massive brick-built former warehouse buildings between five and nine storeys high, set 
around narrow lanes to create a tough and enclosed semi-industrial character. These 
buildings are highly significant in their own right for their robust Victorian architecture 
and for their role in illustrating this area of London's industrial and commercial history. 
They have mostly been converted to residential accommodation with retail, offices and 
restaurants on their ground floors.

12. Although most of the buildings are large, there is a 1980s mixed use development, 
Admirals Court consisting of retail/ office on the ground floor and a total of four storeys 
of flats immediately opposite the site across Horsleydown Lane.  At five storeys this 
complex is low compared to its surrounding warehouse buildings. It is again in a post-
modern style and is also in the conservation area. 

13. To the south of Admirals Court, also opposite the site, is a smaller warehouse building 
on the corner of Gainsford Street and Horsleydown Lane. This has also been converted 
to residential accommodation. 
 

14. The site has an open aspect to the west across the width of Tower Bridge Road. It 
faces the new development of Potters Field (One Tower Bridge). 

Details of proposal
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15. The proposal is for:
 
a) The recladding and upwards and sidewards extension of the existing building. 
b) Creation of enhanced landscaping fronting Tower Bridge Road; and an enlivening 

of the entrance to the Site and the surrounding area along Horselydown Lane
c) A total increase total floor space from 9864sq.m to 12,335 sq.m (an increase 2471 

sq.m)
d) An uplift in office floor space of 1018sq.m
e) Flexible uses (A1/A2/A3/B1a/D1/D2) totalling 1893sq.m sq.m. for the ground floor 

(Horsleydown Lane) and the first floor (Tower Bridge Road entrance level) 
f) The flexible space includes 300sq.m of affordable workspace in the form of 

actively managed meeting and community spaces. 

.

Proposed 1st floor 
Tower Bridge Road 
level (red- mixed use 
space; blue- office 
space

West Elevation (facing Tower Bridge Road)

16. The existing sloping roof will be replaced by an extended façade. Above this an 
extension of one storey (closest to Tower Bridge) stepping up to three storeys (plus 
rooftop plant) further south will be constructed. This represents a maximum increase in 
height from 30.725 AOD- 41.755 AOD (i.e just over 11 metres) and an increase in the 
number of storeys from six to a maximum of nine. 

17. The new storeys are to be set back from existing façades below to produce a 
pronounced shoulder line which is roughly equivalent to the height of the present 
building (but about 3.5m higher than the existing eaves of the building). The exception 
to this is the central portion of the entrance façade facing Tower Bridge Road which will 
not have any setbacks.
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18. In addition to the rooftop extensions, the floor plates will be increased slightly in size 
along the central portion of the Tower Bridge Road facades. Internally a lift and service 
core is to be moved to allow for new floor arrangements. 

19. The present basement contains 20 car parking spaces. All but one of these (which will 
become a disabled space) will be removed to make way for cycle parking, new services 
and extensive cycle parking. 

Planning history

20. See Appendix 1 for any relevant planning history of the application site.

KEY ISSUES FOR CONSIDERATION 

Summary of main issues

21. The main issues to be considered in respect of this application are:
 

1. Principle of the proposed development in terms of land use; 
2. Design, layout, heritage assets and impact on Borough and London views;
3. Landscaping and trees;
4. Impact of proposed development on amenity of adjoining occupiers and 

surrounding area;
5. Transport and highways;
6. Noise and vibration;
7. Energy and sustainability;
8. Air quality;
9. Archaeology;
10. Health impact assessment;
11. Socio-economic impacts;
12. Planning obligations (S.106 undertaking or agreement);
13. Mayoral and borough community infrastructure levy (CIL);
14. Community involvement and engagement;
15. Consultation responses, and how the application addresses the concerns 

raised;
16. Community impact and equalities assessment;
17. Human rights;
18. Positive and proactive statement, and;
19. Other matters

22. These matters are discussed in detail in the ‘Assessment’ section of this report.

Legal context

23. Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires planning 
applications to be determined in accordance with the development plan, unless 
material considerations indicate otherwise. In this instance the development plan 
comprises the London Plan 2016, the Core Strategy 2011, and the Saved Southwark 
Plan 2007. 

24. There are also specific statutory duties in respect of the Public Sector Equalities Duty 
which are highlighted in the relevant sections below and in the overall assessment at 
the end of the report. 

Planning policy

National Planning Policy Framework (NPPF)
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25. The revised National Planning Policy Framework (‘NPPF’), published in February 2019, 
sets out the national planning policy and how this should be applied. The NPPF 
focuses on sustainable development with three key objectives: economic, social and 
environmental.

26. Paragraph 215 states that the policies in the Framework are material considerations 
which should be taken into account in dealing with applications. 

27. The relevant chapters of the NPPF are:
 Chapter 2  - Achieving sustainable development
 Chapter 6  - Building a strong, competitive economy
 Chapter 8  - Promoting healthy and safe communities
 Chapter 9  - Promoting sustainable transport
 Chapter 11 - Making effective use of land
 Chapter 12 - Achieving well-designed places
 Chapter 14 - Meeting the challenge of climate change, flooding and coastal 

change
 Chapter 16 - Conserving and enhancing the historic environment

London Plan 2016

28. The London Plan is the regional planning framework and was adopted in 2016. The 
relevant policies of the London Plan 2016 are:

 Policy 2.10 - Central activities zone (strategic priorities) 
 Policy 2.11 - Central activities zone (strategic functions)
 Policy 2.12 - Central activities zone (predominantly local activities) 
 Policy 2.13 - Opportunity areas and intensification areas 
 Policy 2.14 - Areas for regeneration 
 Policy 3.1  - Ensuring equal life chances for all 
 Policy 3.2  - Improving health and addressing health inequalities 
 Policy 4.1  - Developing London’s economy 
 Policy 4.2  - Offices 
 Policy 4.12 - Improving opportunities for all 
 Policy 5.1  - Climate change mitigation 
 Policy 5.2  - Minimising carbon dioxide emissions 
 Policy 5.3  - Sustainable design and construction 
 Policy 5.5  - Decentralised energy networks 
 Policy 5.6  - Decentralised energy in development proposals 
 Policy 5.7  - Renewable energy 
 Policy 5.8  - Innovative energy technologies 
 Policy 5.9  - Overheating and cooling 
 Policy 5.10 - Urban greening 
 Policy 5.11 - Green roofs and development site environs 
 Policy 5.12 - Flood risk management 
 Policy 5.13 - Sustainable drainage 
 Policy 5.15 - Water use and supplies 
 Policy 5.16 - Waste net self-sufficiency 
 Policy 5.17 - Waste capacity 
 Policy 5.18 - Construction, excavation and demolition waste  
 Policy 5.21 - Contaminated land 
 Policy 6.1  - Strategic approach (Transport) 
 Policy 6.3  - Assessing effects of development on transport capacity 
 Policy 6.4  - Enhancing London’s transport connectivity 
 Policy 6.5  - Funding Crossrail and other strategically important transport 
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infrastructure
 Policy 6.7  - Better streets and surface transport 
 Policy 6.9  - Cycling 
 Policy 6.10 - Walking
 Policy 6.11 - Smoothing traffic flow and tackling congestion 
 Policy 6.12 - Road network capacity 
 Policy 6.13 - Parking 
 Policy 7.2  - An inclusive environment 
 Policy 7.3  - Designing out crime 
 Policy 7.4  - Local character 
 Policy 7.5  - Public realm 
 Policy 7.6  - Architecture 
 Policy 7.7  - Location and design of tall and large buildings
 Policy 7.8  - Heritage assets and archaeology 
 Policy 7.11 - London View Management Framework 
 Policy 7.12 - Implementing the London View Management Framework 
 Policy 7.14 - Improving air quality 
 Policy 7.15 - Reducing and managing noise, improving and enhancing the 

acoustic environment and promoting appropriate soundscapes 
 Policy 8.2  - Planning obligations
 Policy 8.3  - Community Infrastructure Levy 

Relevant Supplementary Planning Documents/Guidance

29. The relevant London-level supplementary planning documents and guidance 
documents are as follows:

 Mayor of London: Sustainable Design and Construction (SPG, 2014)
 Mayor of London: Accessible London, achieving an inclusive environment 

(Saved SPG,  2004)
 Mayor of London: Central Activities Zone (SPG, 2016)
 Mayor of London: Shaping Neighbourhoods - Character and Context (SPG, 

2014)
 Mayor of London: London View Management Framework (SPG, 2012)
 Mayor of London: Transport Strategy (2018)
 Mayor of London: Climate Change Mitigation and Energy Strategy (2010)
 Mayor of London: Climate Change Adaptation Strategy (2011)

 Core Strategy 2011

30. The Core Strategy was adopted in 2011 providing the spatial planning strategy for the 
borough. The strategic policies in the Core Strategy are relevant alongside the saved 
Southwark Plan (2007) policies. The relevant policies of the Core Strategy 2011 are:

 Strategic Targets Policy 1: Achieving growth
 Strategic Targets Policy 2: Improving places
 Strategic Policy 1: Sustainable development 
 Strategic Policy 2: Sustainable transport
 Strategic Policy 10: Jobs and businesses 
 Strategic Policy 12: Design and conservation 
 Strategic Policy 13: High environmental standards

Southwark Plan 2007 (saved policies)

31. With the exception of Policy 1.8 (location of retail outside town centres), the council 
resolved in 2013 to ‘save’ all of the policies in the Southwark Plan 2007 unless they 
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had been updated by the Core Strategy. Paragraph 213 of the NPPF states that 
existing policies should not be considered out of date simply because they were 
adopted or made prior to publication of the Framework. Due weight should be given to 
them, according to their degree of consistency with the Framework. The relevant 
policies of the Southwark Plan 2007 are:

 1.1  - Access to employment opportunities
 1.4  - Employment sites
 1.7  - Development within town and local centres
 2.5  - Planning obligations
 3.1  - Environmental effects
 3.2  - Protection of amenity
 3.3  - Sustainability assessment
 3.4  - Energy efficiency
 3.6  - Air quality
 3.7  - Waste reduction
 3.8  - Waste management
 3.9  - Water
 3.11 - Efficient use of land
 3.12 - Quality in design
 3.13 - Urban design
 3.14 - Designing out crime
 3.15 - Conservation of the historic environment
 3.18 - Setting of listed buildings, conservation areas and world heritage sites
 3.19 - Archaeology
 3.22 - Important local views
 3.20 - Tall buildings 
 3.31 - Flood defences
 5.1  - Locating developments
 5.2  - Transport impacts
 5.3  - Walking and cycling
 5.6  - Car parking
 5.7  - Parking standards for disabled people and the mobility impaired

Relevant local-level Supplementary Planning Documents 

32. The relevant supplementary planning documents and guidance documents from the 
local development plan are as follows:

 Sustainable Design and Construction (SPD, 2009)
 Sustainable Transport (SPD, 2010)
 Section 106 Planning Obligations and CIL (SPD, 2015)
 Sustainability Assessment (SPD, 2009)
 Design and Access Statements (SPD, 2007)
 Tower Bridge Conservation Area Appraisal

Emerging planning policy

Draft New London Plan

33. The draft New London Plan was published on 30 November 2017 and the first and only 
stage of consultation closed on 2 March 2018. Minor suggested changes to the plan 
were published on 13 August 2018. An Examination in Public (EIP) began on 15 
January 2019 and the final session was held on 2 May 2019. The Inspector’s report 
was published on 8 October 2019.  However, the plan is the subject of a call in and its 
final publication will be delayed until later this year. Until the London Plan reaches 
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formal adoption it can only be attributed limited weight.

34. The following policies are most pertinent to this application:
 Policy SD4 - The Central Activities Zone (CAZ)
 Policy SD5 - Offices, other strategic functions and residential development in 

the CAZ
 Policy D1B - Optimising site capacity through design-led approach
 Policy D2  - Delivering good design
 Policy D3  - Inclusive design
 Policy D7  - Public realm
 Policy D8  - Tall buildings
 Policy D9  - Basement development
 Policy D10 - Safety, security and resilience in emergency
 Policy D11 - Fire safety
 Policy D13 - Noise
 Policy E1  - Offices
 Policy E2  - Providing suitable business space 
 Policy E3  - Affordable workspace 
 Policy E9  - Retail, market and hot food takeaways
 Policy E11 - Skills and opportunities for all
 Policy HC1 - Heritage and culture
 Policy HC2 - World heritage sites
 Policy HC3 - Strategic and local views
 Policy HC4 - London View Management Framework
 Policy G4  - Open space
 Policy G5  - Urban greening
 Policy SI1  - Improving air quality
 Policy SI2  - Minimising greenhouse gas emissions
 Policy SI3  - Energy infrastructure
 Policy SI4  - Managing heat risk
 Policy SI5  - Water infrastructure
 Policy SI6  - Digital connectivity infrastructure
 Policy SI7  - Reducing waste and supporting the circular economy
 Policy SI12 - Flood risk management
 Policy SI13 - Sustainable drainage
 Policy T1   - Strategic approach to transport
 Policy T2   - Healthy streets
 Policy T3   - Transport capacity, connectivity and safeguarding
 Policy T4   - Assessing and mitigating transport impacts
 Policy T5   - Cycling
 Policy T6   - Car parking
 Policy T7   - Deliveries, servicing and construction
 Policy T9   - Funding transport infrastructure through planning

New Southwark Plan

35. For the last five years the council has been preparing the New Southwark Plan (NSP) 
which will replace the saved policies of the 2007 Southwark Plan and the 2011 Core 
Strategy. The council concluded consultation on the Proposed Submission version 
(Regulation 19) on 27 February 2018. The New Southwark Plan Proposed Submission 
Version: Amended Policies January 2019 was consulted on until 17 May 2019. It is 
anticipated that the plan will be adopted in late 2020 following an Examination in Public 
(EIP). As the NSP is not yet adopted policy, it can only be attributed limited weight. 
Nevertheless paragraph 48 of the NPPF states that decision makers may give weight 
to relevant policies in emerging plans according to the stage of preparation of the 
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emerging plan, the extent to which there are unresolved objections to the policy and the 
degree of consistency with the Framework.

36.  IP1   - Infrastructure 
 IP2   - Community Infrastructure Levy (CIL) and Section 106 planning 

obligations  
 IP5   - Monitoring development 
 IP6   - Statement of Community Involvement 
 SP2  - Regeneration that works for all 
 SP4  - Strong local economy 
 SP5  - Healthy, active lives 
 SP6  - Cleaner, greener, safer  
 P11  - Design of places 
 P12  - Design quality 
 P14  - Tall buildings 
 P15  - Efficient use of land 
 P17  - Conservation areas 
 P18  - Conservation of the historic environment and natural heritage 
 P19  - Borough views 
 P20  - Archaeology 
 P26  - Office and business development 
 P28  - Affordable workspace 
 P38  - Business relocation
 P39  - Access to employment and training 
 P46  - Public transport 
 P47  - Highways impacts 
 P48  - Walking 
 P50  - Cycling 
 P51  - Transport infrastructure improvements 
 P52  - Car parking 
 P53  - Parking standards for disabled people and mobility impaired people 
 P54  - Protection of amenity 
 P55  - Designing out crime 
 P60  - Trees 
 P61  - Environmental standards 
 P62  - Energy 
 P63  - Reducing waste 
 P65  - Environmental protection 
 P66  - Improving air quality 
 P67  - Reducing noise pollution and enhancing soundscapes 
 P68  - Reducing water use 
 P69  - Reducing flood risk

ASSESSMENT

Principle of the proposed development in terms of land use

37. The application site is located within the Central Activities Zone (CAZ); the Bankside, 
Borough and London Bridge Strategic Cultural Area; London Bridge District Centre, the 
Thames Policy Area and the Tower Bridge Conservation Area. The boundary of the site 
fronting Tower Bridge Road borders the Bankside, Borough and London Bridge 
Opportunity Area

38. London Plan Policy 2.10, Strategic Policy 10 of the Core Strategy and emerging Policy 
P26 of the New Southwark Plan identify sites within the CAZ as appropriate for 
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accommodating significant growth to meet business demand for inner London. The 
policies require development to maintain existing levels of business floor space, but 
where possible maximise the opportunities to increase office floor space whilst also 
bringing forward a mix of other complimentary uses to enhance the offer, vitality and 
long term vibrancy of inner London London Plan Policy 2.10,

39. . Strategic Policy 10 of the Core Strategy and emerging Policy P26 of the New 
Southwark Plan identify sites within the CAZ as appropriate for accommodating 
significant growth to meet business demand for inner London. The policies require 
development to maintain existing levels of business floor space, but where possible 
maximise the opportunities to increase office floor space whilst also bringing forward a 
mix of other complimentary uses to enhance the offer, vitality and long term vibrancy of 
inner London.

Office space

40. The proposed scheme would deliver a high quality office development generating a 
significant uplift in office floorspace (1018sq.m) with the rest of the floorspace 
(9864sq.m) updated to meet modern Grade A office standards.  It fulfils the principle of 
prioritising new development within the CAZ and Opportunity Areas. The principle of 
redevelopment is therefore strongly supported. The re-provision and enlargement of B1 
office floorspace with high quality, modern and flexible office accommodation is 
welcomed as a significant benefit of the scheme in accordance with adopted local and 
regional policy, and meets the Core Strategy objective of increasing the number of jobs 
in Southwark.

41. As importantly, it should be recognised that the present office space is outdated and 
less than desirable. The proposal would result in the comprehensive updating of the 
existing office space to meet modern office needs, demands and environmental 
standards. In this respect updated an expanded office space is strongly supported by 
policy. 

Mixed uses 

42. Policy 2.10 of the London Plan sets out a strategic priority to support and improve the 
retail and leisure offer of the CAZ for residents, workers and visitors. The CAZ SPG 
reaffirms this, encouraging "active ground floor frontages where appropriate and 
supporting a mix of uses that contributes to the unique character of the CAZ including 
culture, leisure and tourism uses, retail and food/drink". The Southwark Plan and Core 
Strategy provide further support for realising the CAZ's potential as a centre for leisure, 
retail and culture. 

43. The proposed flexible mixed uses (A1, A2, A3, B1A, D1 and D2) on the Horsleydown 
Lane frontage, the basement and on the entrance floor level on Tower Bridge Road in 
place of the current inactive frontages fall into this category and are therefore 
supported by policy. As encouraged by policy they would provide active and accessible 
frontages and space. This is entirely appropriate for an area that is an essential part of 
the cultural, tourist and leisure offer of London.

44. The mix of uses has been kept deliberately flexible. This is in line with the layout of the 
ground and first floor (main entrance level) of the building which includes a generous 
stair and hallway (to which the public will have managed access) spanning from the 
upper entrance level of the building down to the ground floor at Horselydown Lane This 
will allow for a ‘market hall’ approach to retail and other uses. It will provide an 
interesting and attractive space which adds to the attraction of the area and which is in 
line with policy. 
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45. The applicants have stated that a large (but so far unspecified) proportion of the space 
at Horselydown Place Level is likely to be reserved for a food hall with up to 25% of the 
food hall space reserved for independent pop-up food entrepreneurs at a 50% 
discounted rate. This fits in well with the Council’s affordable workspace policy and can 
be explored further by a S106 agreement. Other spaces will be community/ meeting 
space (see section on affordable workspace below) which could also be used as a 
gallery/ small performance space. 

46. Some concerns have been expressed by residents about the impact of such uses on 
residential amenity. This is dealt with in more detail in later sections of the report. It 
should be noted that some D1 uses, for example bars, nightclubs etc. have been ruled 
out by the applicant. This has been reinforced by a planning condition which also rules 
out these uses.  

Affordable workspace.

47. Although not yet adopted, draft London Plan Policy E2 can be attributed weight in the 
assessment of this application. Policy E2 requires the provision of a range of low-cost 
B1 business space to meet the needs of micro, small and medium sized enterprises 
and to support firms wishing to start up and expand. The policy states “development 
proposals for new B1 business floor space greater than 2,500sqm, or a locally 
determined lower threshold in a local development plan document, should consider the 
scope to provide a proportion of flexible workspace suitable for micro, small and 
medium sized enterprises”.

48. Emerging Policy P28 of the New Southwark Plan deals with affordable workspace. 
Criterion 2 of the policy requires Major ‘B Use Class’ development proposals to deliver 
at least 10% of the floor space as affordable workspace on site at a discounted market 
rent for a period of at least 30 years. The policy recognises that there are many 
different forms that such space could take depending on the site location, 
characteristics and existing/proposed uses on site. Only where on-site provision would 
be impracticable are developers permitted to make an in lieu payment.

49. vIn this case, the policy applies to the uplift in office space. The affordable workspace 
would therefore constitute only a relatively small area within the development. 

50. In response to this the applicants have offered just over 300sq.m on the ground floor of 
the building for events and short-term uses. The space available for 

- 30 hours per week for community groups, free of charge
- 30 hours a week for hire/use by the office tenants in the main building, likely to 

be utilised for staff or corporate events. 
- 30 hours per week for hire by external companies e.g., corporates seeking 

central London space to host events or product launches. 

51. The 30:30:30 split assumes that the space would be available for use between 8am 
and 9pm, 7 days per week. The use of the space for community groups, local people, 
business and start-ups would be provided free of charge, The developer is willing to 
accept an obligation via a S106 agreement that this arrangement is secured for at least 
a 30-year term. 

52. In addition STAMP (Shad Thames Area Management), a group of stakeholders in and 
around the Shad Thames area which includes local residents, local businesses and 
Southwark Council, has requested access to a space in the building for events and 
exhibitions (to be provided free, without charge) and resources of up to £5,000 per year 
up to 2024 (£25,000 total) for the space to be created and maintained, including fees 
for consultants. In addition they have requested £5,000 for a feasibility study into a 
Shad Thames Business Network Initiative. Its aim would be to get the business 
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community working together for the good of the area and to contribute the strategic 
goals of the Council such as enhancing skills and improving employment opportunities, 
and creating a thriving local economy.   

53. The request fits in very well with the aims of Emerging Policy P28. The precise details 
will have to be worked out via a S106 agreement, but the applicant is agreeable to the 
principle of providing for community space and for STAMP’s needs as laid out above.  

54. The S106 obligation would include a requirement for the owners to provide an annual 
report on how the affordability element is being used.  In summary the measures 
proposed are a good fit for emerging Policy P28 and should be accepted. 

Sustainability

Energy

55. Policy 5.2 of the London Plan requires major developments to provide an assessment 
of their energy demands and to demonstrate that they have taken steps to apply the 
Mayor’s energy hierarchy. Policies 5.5 and 5.6 require consideration of decentralised 
energy networks and Policy 5.7 requires the use of on-site renewable technologies, 
where feasible. Proposals would be expected to achieve a 35% reduction against Part 
L of the Building Regulations (2010). . 

56. Core Strategy Policy 13 sets out Southwark’s approach to ensuring that new 
developments tackle climate change, the approach is generally consistent with London 
Plan Policies whilst also requiring new commercial developments to meet BREEAM 
‘Excellent’. 

57. A Sustainability and Energy Statement has been submitted with the application to 
demonstrate how the targets for carbon dioxide emissions reduction are to be met. A 
combination of ‘Lean’, ‘Clean’ and ‘Green’ measures are proposed, in line with the GLA 
guidance on preparing energy statements, the Southwark Core Strategy (2011) and the 
Southwark Sustainable Design and Construction SPD.

58. The Sustainability and Energy Statement shows that the development would achieve a 
carbon saving of 58% as compared to Part L of the Building Regulations (2010), 
thereby exceeding the 35% reduction as required by policy.  The CO2 saving is 67% as 
compared to the existing building. The savings will be achieved by a number of ’Lean’ 
measures such as levels of insulation beyond Building Regulation requirements, 
optimised air tightness, efficient sensor-controlled lighting and ventilation, and 
mechanical ventilation supported by mechanical heat recovery units. The primary 
heating will be by way of an efficient air source heat pump system, with some energy 
supplied by a small amount on-site renewable technology in the form of photovoltaic 
cells. 

59. The refurbished and extended building will be, in line with current best practice on 
sustainability, all electric. CO2 emissions have been assessed using National 
Calculation Methodology as per Part L2 of the Building Regulations which stipulates 
carbon emission factors for different fuel types, including grid supplied electricity. This 
shows that the building will produce 240.5 tonnes per annum of carbon dioxide. 
However, future occupiers may choose to source their electricity from a green tariff. 
This would enable the building to be carbon neutral in operation. 

60. Overall, the proposals will achieve a very substantial reduction in carbon omissions as 
compared to the existing building (as laid out in paragraph 58 above). The scheme is 
not carbon neutral but will exceed current policy target targets for carbon reduction by 
some margin and has the potential to become carbon neutral in the future. Given that it 
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is more difficult to retrofit an existing building for zero carbon than it is to design a new 
building with the same target the estimated carbon output should be accepted. In 
addition it should be noted that retaining, reconfiguring, extending and re-cladding the 
existing structure is a sustainable design approach that reuses the embodied carbon 
within the existing structure.

61. As required by London Plan Policies 5.5 and 5.6, consideration has been given to the 
use of decentralised energy networks.  In this case the nearest district heat network is 
over 1km away. Connection to this is not realistic. 

BREEAM

62. Strategic policy 13 of the Core Strategy requires the development to achieve BREEAM 
‘Excellent’. A BREEAM Pre-assessment report has been undertaken (this is 
summarised within the applicant’s Sustainability Statement) which demonstrates that 
an “excellent” standard will be achieved and that the development may achieve an 
‘Exemplary’ standard. BREEAM Excellent meets the policy requirement and is 
therefore acceptable. A condition to secure this is attached. It should be noted that 
BREEAM covers all aspects of the building construction, waste minimisation, water use 
reduction and so on, such that it covers most aspects of London Plan polices. 

63. Due to the shell-only nature of the retail portion of the development and the associated 
constraints with regards to the specification of highly efficient systems, BREEAM ‘Very 
Good’ has been targeted. This is in line with policy. 

WELL certification

64. In addition, the building is being assessed for WELL certification. This is a leading tool 
for advancing health and wellbeing in buildings, promoting best practices within the 
industry to deliver a better environment for the building users.

65. With regard to this the applicants have said:

…Tower Bridge Court is pursuing certification using the WELL Building Standard®. 
This is the world’s first standard focused exclusively on human health and wellness. 
The scheme includes features that help sustain both the environment and enhance 
people’s health and wellbeing by using evidence-based wellness designs and 
technologies… it is anticipated that the WELL ‘Gold’ rating is achievable at the new 
build, with a potential to reach WELL ‘Platinum’ (the highest rating available

Measures that form part of the current design…include water dispensers on each floor, 
real-time monitoring of indoor air quality once the building in operation, connection to 
nature through external planting and seating on terraces as well as commitment to 
continuous provision of tenant engagement programmes like exercise or creative 
classes in the internal restorative space. The opportunity to provide this to all tenants is 
believed to enhance their relationship with the long-term health and well-being mission 
of the project and thus create a trickle-down effect on occupier’s behaviour change and 
awareness. Similarly, being able to offer the benefits of enhanced air, water quality and 
exposure to biophilia to visitors as well as occupants would further contribute to 
promoting health and well-being in our everyday lives.

66. Whilst there is no policy requirements for WELL certification, the applicants’ aspirations 
to achieve the WELL Building Gold Standard as a minimum is welcome. 

Summary
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67. In summary, the proposal will exceed the minimum target of a 35% reduction set out in 
London Plan Policy 5.2 by a considerable margin and is welcomed. BREEAM Pre-
Assessments have been undertaken for both the new build and refurbished elements of 
the scheme and both indicate that the respective elements of the proposal can achieve 
BREEAM “Excellent”, in line with the targets set out in Core Strategy Policy 13.

68. Conditions are proposed to require the development to be constructed in accordance 
with details and measures set out in the Energy Strategy and for BREEAM certification 
to be obtained. 

Design, layout, heritage assets and impact on borough and London views

Existing building and area

69. The existing building is an extremely sensitive position immediately adjacent to Tower 
Bridge and its accumulator tower and is prominent as key part of Tower Bridge 
Conservation Area in numerous views. It is large single townscape block in a 
somewhat dated ‘postmodern style’ in bright red brick and portland stone complete with 
a curved entrance feature on Tower Bridge Road in blue metalwork. 

70. The style and materials of the building means that it stands out as slightly alien feature. 
This is further exacerbated by the fact that it stands back from Tower Bridge Road and 
is only connected to it by an access bridge across a lower void. Blank, inactive facades 
predominate at the lower Horselydown Lane level. These take away from the vibrant 
mixed-use character that has established itself elsewhere within this immediate part of 
the conservation area. However, in townscape terms the existing building sits 
reasonably comfortably within the area. It allows key buildings to stand forward, and the 
tough semi-industrial Victorian character of the overall conservation area to read 
strongly. 

71. One objector has suggested that the original architects Cecil, Denny, Highton are 
noteworthy and that the design is pleasant and distinctive. However, the Tower Bridge 
Conservation Area Appraisal does not mention the building and Historic England, in 
their letter of representation on the scheme have noted that it is a ‘detracting feature’. 

72. The building is within the immediate proximity of a number of designated heritage 
assets – including the Grade I listed Tower Bridge, associated Grade II listed 
accumulator tower with chimney stack (western boundary) and Tower Bridge 
Bridgemaster’s House (Grade II). The Anchor Public House, Horselydown Old Stairs, 
and Butlers Wharf West (all Grade II listed) are also located in the vicinity (north-east).

Policy

73. The increase in height of the building increase is appropriate given the site’s central 
setting and in recognition of the London Plan which encourages higher-density mixed 
use development at such locations. In this regard, it is noted that the site is located 
within the CAZ of London whereby the intensification and provision of enhanced office 
accommodation is specifically advocated. However, the building sits within the 
townscape of the Tower Bridge Road Conservation area and is within the setting of the 
iconic Tower Bridge itself- amongst other listed buildings. 

74. Primary legislation under Section 66 (1) of the Planning (Listed Buildings and 
Conservation Areas Act) 1990 states that in considering whether to grant planning 
permission for development which affects a listed building or its setting, the Local 
Planning Authority or Secretary of State, as relevant, shall have special regard to the 
desirability of preserving the building or its setting or any features of special 
architectural or historic interest that it possesses.   Section 72(1) of the Act, meanwhile, 
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states that: ‘In the exercise, with respect to any buildings or other land in a 
conservation area…. special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of that area.’

75. More detail is given is Section 16 of the National Planning Policy Framework which 
requires the significance of heritage assets affected by development (Listed buildings 
and conservation areas) to be assessed, along with the effect of the development on 
that significance. Harm to significance is divided into two categories, ‘substantial’ and 
‘less than substantial’ and requires to be balanced again the public good that would be 
brought about by the proposal. 

76. There is a raft of London Plan and Southwark policies with regard to protecting 
conservation areas and with regard to achieving good design. More locally the special 
interest of the Tower Bridge Conservation Area is laid down in the Tower Bridge 
Conservation Area Appraisal was adopted by the Council in July 2003. It has guidelines 
for its preservation and enhancement of the area. It notes the very tough warehouse 
architecture that predominates in the area, the tough brick materials and detailing, the 
scale of the buildings and ‘extraordinary sense of enclosure’ that these bring to the 
narrow streets in the area. 

77. Although the Tower Bridge Conservation Area Appraisal does not mention the building, 
it regards modern design within the area as generally successful and provides the 
following advice: 
‘The success of modern design in the Conservation Area comes not from aping the 
style of 19th century warehouses, but in building on the unique townscape 
opportunities of density and height that the historic development pattern affords. The 
most effective modern designs are those which employ a crisp simplicity of form and 
materials, echoing the functionality of the earlier environment in a modern idiom. By 
consciously adopting a clear design ethos, such examples sit more happily in the 
Conservation Area.

78. A more detailed The Shad Thames Management plan was produced by residents of 
Shad Thames area in conjunction with the Council in 2014. It sets out a framework to 
protect, enhance and celebrate the features in and around Shad Thames which gave 
rise to its designation as a conservation area. With regard to new development it says: 

‘New developments must, on the one hand, respect the scale and form of existing 
structures, and on the other hand, produce contemporary architecture of the highest 
quality. 

79. In the Thames Policy area, a tall building is defined as being over 25m in height. The 
existing building is just over 30m and will be increased in height by approximately 11m. 
Saved Policy 3:20 on Tall Buildings is therefore relevant.  

The proposal

80. The proposal is to reclad the existing building (including its rooftop level- currently set 
back at Horselydown lane but to be brought forward to the same plane as the façade 
below) in a brick skin that is more akin, in terms of its feel of mass and weight, to 
traditional warehouse buildings within the area. The base of the building is opened up 
between heavy piers to provide both a more active, interesting and open façade at 
Horselydown Lane and, again, to allude to the architecture of warehouse buildings. 
Above this, additional storeys plus plant are proposed.  These new upper storeys are to 
have a lightweight architectural treatment in steel and glass to contrast with the heavier 
storeys below. 

81. This contrast is further emphasised by a slight setback of the upper floors from those 
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below along Horselydown Lane. Upper storeys will not rise in one single mass, but are 
to be stepped back from the north where only one additional storey will be added, rising 
to three additional storeys, and then stepping down again towards lower buildings 
further south on Tower Bridge Road. 

82. The entrance on Tower Bridge Road is to be emphasised by a large and generous full 
height entrance façade that gives way to a generous entrance hall that in turn leads to 
internal steps down to Horselydown Lane.  The intention is that this façade will feel far 
more open than it does at present and that the route between the front and back of the 
building (Tower Bridge Road and Horselydown Lane) will feel open and will be able to 
be used by the public during building opening hours. This is reinforced by new 
landscaping at the void between Tower Bridge Road and lower parts of the building. 

Scale and form

83. The additional storeys will add considerably to the bulk and height of the building and 
would make one of the tallest buildings in the conservation area. However, and even 
not allowing for a comparison to the One Tower Bridge development on the opposite 
side of Tower Bridge Road (as made in the applicant’s documentation) this is an area 
of big tough buildings juxtaposted with smaller more intimately scaled buildings set 
within a narrow network of streets. To this extent the proposed development is not of 
an extraordinary scale- it is of the same order of height as the very large  Anchor 
Brewhouse complex that sits right on the Thames immediately to the north of the site, 
and of further warehouse buildings along Shad Thames.  CGI views are provided with 
the application (for example View 1 from Tower Bridge itself) shows the proposed 
building with still fit reasonably comfortably into this context. This is especially so given 
that the new storeys are to be tiered and will not be placed on the top of the building in 
a single mass. 

84. The Conservation Area Appraisal notes that the traditional scale of buildings tends to 
reduce as one moves away from the river and suggests that modern development 
should do likewise. However, this is only partially true- big warehouse complexes, for 
example Eagle Wharf, exist away from the riverfront and are of comparable scale to the 
current proposal (albeit a little smaller). Once again, the proposed building is not 
extraordinary in this regard. 

85. It should be noted that both the Conservation Area Advisory Group and the Design 
Review Panel were happy with the general scale and form of the development. Historic 
England have not objected to the application although they have raised concerns as 
follows:

‘Whilst we welcome the design approach to provide a series of uncomplicated forms 
in brick with regular window openings, we are concerned about the scale of the 
building. In certain views in the context of Tower Bridge and the accumulator tower 
the scale and height of the proposed building diminish the prominence of the listed 
buildings, causing harm to their significance and to that of the conservation area...’

86. This concern is looked in more detail in the section on views and heritage assets 
below: It is worth noting however, that Historic England regard the harm to the 
significance of the affected heritage assets as ‘less than substantial’ and have 
suggested  that the harm can be balanced against the public benefits of the scheme. 
They also state that ‘the existing building on the site is of poor quality and its 
architectural detail detracts from the conservation area. We welcome its replacement in 
principle’.
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Detailed design:

87. The brick base of the building features simple openings and carefully considered and 
restrained detailing. In some locations, for example the rounded corner that faces Shad 
Thames, windows projected slightly beyond the main façade within elegant metal 
surrounds, although they are mostly recessed within deep reveals.  The arches at the 
base of the building are expressed as weight bearing metal lintels and columns. This is 
considered to be a successful interpretation of the warehouse aesthetic that 
predominates in the area. 

88. The choice of brick has been criticised by some objectors. However, the use of a dark 
blue engineering brick at ground and first floor levels with a lighter brick above has 
strong historic precedents and is often seen on historic warehouses. The lighter grey 
brick above will be similar in colour to the London stock that predominates in the area, 
but rather paler. This will allow existing buildings, for example the adjacent Accumulator 
Tower to stand out against a paler background. 

89. The lightweight steel frame and glass aesthetic of the upper floors is deliberately 
restrained so as to from a relatively neutral backdrop and a contrast to the brickwork 
below.  Nevertheless, the structural depth of the steel elements will add some interest 
and depth to this part of the façade. More drama is to be provided at the Tower Bridge 
Road entrance elevation where the steel and glass framing is brought right down the 
façade. This greater assertiveness is justified by the different, more modern context of 
the One Tower Bridge development opposite, the desire to emphasise the main 
entrance and to break what at present reads as a rather elongated elevation. 

90. Overall, the detailed design of the re-clad building is an improvement upon the slightly 
‘out of place’ architecture of the existing building and is a more sympathetic and better 
response to the existing characteristics of the conservation area. It gained the general 
support of the Design Review Panel (although they did suggest some improvements- 
which have been implemented by the scheme’s architects). The detailed design also 
conforms with advice within the Conservation Area Appraisal that states:

‘The most effective modern designs are those which employ a crisp simplicity of form 
and materials, echoing the functionality of the earlier environment in a modern idiom’.

Public Realm / landscaping 
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91. The reuse of the building does not allow for many improvements to the public realm. 
However, the more open façade at Horselydown Lane level and the semi-public route 
through the building are worthwhile improvements that will add to the experience of the 
area. In the paving around the building is to be improved via a S106 agreement and 

92. In addition, a wider entrance plaza from Tower Bridge Road into the building is to be 
landscaped with trees and grasses. This will emphasise the entrance and provide 
welcome soft landscaping on this part of Tower Bridge Road. 

93. The existing lightwell adjacent to Tower Bridge Road descending to Horselydown Lane 
level is to be re-landscaped with ferns and evergreen. It will be visible through the 
building from Horselydown Lane. This will add a small but worthwhile element of 
interest. 

94. A S106 agreement has been agreed to repave the public footways around the building 
to make them safer and more attractive. 

95. The roof terraces created by the tiered from of the building are to be attractively 
landscaped. Whist the planting will provide a visual amenity the terraces will not be 
accessible to the public. 
 
Tall Building considerations

96. At just over 30m in height the building is already a tall building as defined by policy. It 
will be increased in height by just over 11m. The site is located within CAZ where the 
intensification of development and tall buildings are supported in principle. 
Nevertheless, any tall building proposal is expected to comply with Saved Policy 3.20. 
The following sub-sections of this report assess the proposal for compliance with each 
of the requirements of Saved Policy 3.20. These requirements are detailed below: 

97. Positive contribution to the landscape: Given the fact that the building almost the 
occupies the site, there is limited scope for improvements to the landscape. 
Nevertheless the creation of a well landscaped entrance plaza from Tower Bridge 
Road, together with a very large double height space and stairs within the building 
between Tower Bridge Road level and Horselydown Lane level (to which the public will 
have managed access) will encourage bring greater permeability and accessibility. The 
more active uses and permeability of the façade at Horselydown Lane level will also 
enliven the public realm. 

98. Point of landmark significance: The site is a prominent one in a landmark location 
adjacent to the river and Tower Bridge. The building is and will be one of a number of 
similar, large-scale buildings that define the character of the area. It forms part of a 
wider group of buildings of similar heights which collectively identify Shad Thames as a 
key destination.

99. Highest architectural standard: As set out above, the architecture is derived from the 
architecture of existing warehouse buildings The Design and Access Statement 
demonstrates that the building will have very reined and careful detailing. Subject to 
conditions, it should deliver a high-specification and attractive building which, unlike the 
existing building, responds to the character of the area. 

100. Relates well to its surroundings: As set out above, although large-scale, the building 
will be of the same order of scale as large traditional warehouse buildings in the area. It 
sits within the same network of narrow streets that together with their buildings create a 
sense of enclosure that is absolutely part of the special character of the area. 



21

101. Positive contribution to the skyline: The building is part of a group of buildings of similar 
height within the Shad Thames area.  The additional storeys are tiered such that they 
step up from one storey to three in order to provide a more varied and less monolithic 
silhouette which does not overwhelm key heritage assets or over dominate in key 
views. 

102. Overall, the proposal is for an up-to-date and very well conceived piece of architecture 
that satisfies the criteria of the tall building policy 3:20.  

Effect on views and heritage assets. 

103. The building, along with others, forms a backdrop to views of Tower Bridge from the 
north (Tower Bridge itself and north of the river) and from the west. In addition, there 
are small scale townscape views within the conservation area which are of importance. 
The application is accompanied by a Heritage Assessment including a Townscape and 
Visual Impact Assessment that looks at this matter in more detail.  

104. In general it can be seen from the selected views that the extended building will fit 
comfortably into the mass of existing buildings in the area without standing out as 
conspicuously larger. The more careful choice of materials and detailing represents an 
improvement in this respect. 

105. However, Historic England have criticised the scale of the building with regard to its 
effect on View 7 – looking north up Tower Bridge Road from the vicinity of its junction 
with Tooley Street towards Tower Bridge.

‘In Viewpoint Assessment 7, one of the views that best captures the significance of the 
Grade I listed Tower Bridge , the distinctive silhouette of the bridge's southern bastion 
gate structure would be compromised by the proposed larger office building 
encroaching in its backdrop. In our view, this would undermine the primacy of Tower 
Bridge in this view, and compromise the viewer's understanding of the structure and its 
component parts. Harm to the significance of the listed structure would be caused’. 

Existing and Proposed: View 7

106. This stance is not agreed. Whilst the proposal is for a larger building which will appear 
as such in views towards Tower Bridge, it will not impinge upon views of Tower Bridge 
itself to any greater extent, nor will it affect the silhouette of Bastion Gate as viewed 
from the south.  The point is more relevant with regard to View 2 from Queens Gate at 
the Tower of London where the highest element of the proposal will form a backdrop to 
the Bastion Gate in place of the sky that exists at present. However, the proposal steps 
back in tiers such that this highest element will be someway in the background. The 
harm caused by its intrusion can be judged to be at the minor end of the ‘less than 
substantial harm’ scale laid down in the NPPF. 
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Existing and Proposed: View 2

107. Historic England have also raised concerns with regard to the effect of the increased 
scale of the development on the listed Accumulator Tower and Chimney associated 
with the Bridge. These are impressively monolithic brick structures built to house the 
machinery that operated the Bridge. Prior to the construction of the present 
development in the 80’s they must have stood out as singular objects on the skyline, 
contrasting in their utilitarian form with the more decorative features of the Bridge itself. 
However, the existing building now forms a backdrop that merges with the top of the 
accumulator tower and their presence is therefore diminished. 

108. Views 5 and 6, from along Queens Walk by City Hall, show that the increased scale of 
the building provides a higher backdrop that further diminishes their presence. 
However, this mitigated to a large extent by the fact that the proposed extension is cut 
back to one storey in the immediate background of the Accumulator Tower and its 
chimney.  This allows the chimney to continue to be silhouetted against the sky as a 
prominent foreground object. Further mitigation is provided by the choice of grey brick 
for the re-clad building which will provide a ‘quieter’ background to the tower and 
chimney as compared to the existing building. 

Existing and Proposed: View 5

109. Some objectors have referred to harm to the Tower of London World Heritage Site. 
Whilst the view from the Tower of London and its environs will change to a small 
degree (as described above) the heritage assets affect by this change of view are not a 
part of the significance of the Tower of London.  Harm to the significance of the Tower 
of London will not therefore accrue from this proposal. 

Interface with accumulator tower
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110. The present building directly abuts the lower elements of the listed accumulator tower. 
It does this in a straightforward and functional way with valley gutters and clad 
flashings. These will have to be replaced as a part of the recladding of the building. An 
informative has been added to make it clear that a listed building application will be 
required for this minor matter, once the proposed cladding details have been further 
developed.  

Balancing heritage ‘harm’ and public good

111. Overall, it can be judged that whilst there are some heritage gains from this proposal, 
particularly in the way in which the architecture will relate to the character of the area, 
there will be some limited harm to setting of heritage assets. This is on the minor side 
of ‘less than substantial’ harm as defined by paragraph 193 of the NPPF. In line with 
paragraph 196 of the NPPF any heritage harm has to be balanced against the public 
benefits of the proposal including securing the developments ‘optimum viable use’.
  

112. In this case, the public benefits are a substantial upgrading and expansion of office 
space adding to employment opportunities and reinforcing the role of the area. The 
provision of mixed A and D uses will also reinforce the leisure and recreation and 
tourist role of the immediate area and will add vitality and interest. The affordable 
workspace offer of community / cultural space to be used in part by the residents and 
business organisation of STAMP is also a public benefit.  Finally, the replacement of a 
dated façade with a high quality well detailed bespoke façade that responds to the 
character of the area, is a public benefit. These benefits are sufficient to outweigh the 
‘less than substantial harm to the setting of adjacent heritage assets. 
     
Summary

113. Overall, the more up-to-date and elegant architecture of the proposal will be more 
sympathetic to the existing tough character of the conservation area than the present 
building. The increased scale will cause to the setting of heritage assets of the Bridge, 
Accumulator Tower and Chimney. However, that harm is minor and can be balanced 
against the public good of bringing back the building into Grade A office use and in 
achieving a mix of uses that compliments the area. 

114. The proposal therefore satisfies the Section 66 (1) and Section 72(1) of the Planning 
(Listed Buildings and Conservation Areas Act) 1990 with regard to its effect on Tower 
Bridge Conservation Area and its listed heritage assets, and it satisfies Southwark and 
London policies with regard to design and heritage. 

Transport

115. The NPPF requires transport issues to be an integral consideration in the determination 
of development proposals. It places emphasis on locating new development within 
accessible and sustainable locations, maximising sustainable transport opportunities, 
reducing parking provision, ensuring safe and suitable access to sites can be achieved 
for all users and maximising opportunities to enhance access and permeability. 
Transport policies are critical to achieving high quality public realm and place-making 
objectives. Paragraph 109 states
“Development should only be prevented or refused on highways grounds if there would 
be an unacceptable impact on highway safety, or the residual cumulative impacts on 
the road network would be severe”. The implementation of this approach is supported 
by the policies in Chapter 6 of the London Plan.

116. The above approach is reinforced in the existing development plan policies for 
Southwark. Policy 2 of the Core Strategy 2011 states “We will encourage walking, 
cycling and the use of public transport rather than travel by car. This will help create 
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safe, attractive, vibrant and healthy places for people to live and work by reducing 
congestion, traffic and pollution”. Saved Policy 5.2 of the Southwark Plan 2007 seeks to 
ensure that developments do not result in adverse highway conditions, Saved Policy 
5.3 requires the needs of pedestrians and cyclists to be considered, and Saved Policy 
5.6 establishes maximum parking standards.

117. Further reinforcement is provided be emerging Polices P47 to P53 of the New 
Southwark Plan. These also identify the need to deal with transport effects during 
construction.

118. The current use of Tower Bridge Court is principally for B1 office use. It has 20 car 
parking spaces in the basement. The proposed redevelopment comprises an office 
extension of the existing building flexible, ancillary commercial uses at ground floor 
level with associated access, landscaping and cycle parking.

119. The building is bound on the north by Shad Thames. To the east, the site is bound by 
Horselydown Lane, which is gated at the northern end adjacent to Shad Thames; these 
gates are opened 0830 to 1100 in the morning and 1600 to 1800 in the afternoon to 
allow for servicing activity along Shad Thames. The principle office entrance to the 
building is from Tower Bridge Road which bounds the majority of the site to the west. 
The large internal servicing bay is accessed from Horsleydown Lane. 

120. Public Transport and pedestrian links are excellent. This is reflected in a PTAL 6b for 
the southern ned of the building (nearest London Bridge transport links). The northern 
half has a PTAL of 3. In practice, the difference in accessibility of the northern and 
southern part of the building site are slight. 

The proposals

121. The existing use of the site results in a very low level of car use. The application 
proposes a car-free development, except for disabled parking provision. 

122. Pedestrian access to the building will be retained from both Tower Bridge Road and 
Horselydown Lane, with additional access into individual units around the ground floor 
on Horselydown Lane and Shad Thames. Secure cycle parking facilities, along with 
showers, changing areas and lockers, will be provided within the basement area 
previously occupied by car parking in accordance with London Plan standards.

123. The uplift in specific office space will result in an additional 66 two-way trips in the AM 
and 57 two-way trips in the PM (by pedestrians, cyclists and from bus stops and train 
stations). With regard to the flexible, ancillary commercial space, the report notes that if 
used for retail and/or food and drink, this is not expected to lead to a material increase 
in trips to the local area. It is not expected that the flexible space will lead to a 
significant increase in trips to the local area in that such uses will be attractive to those 
already in the area, including existing commercial uses, local residential developments 
and tourists. 

124. A Framework Travel Plan (‘TP’) has been prepared. The Framework TP has been 
produced in preparation for a Workplace Travel Plan when end-user occupiers become 
known (acknowledging that it is not expected that there will be a material use of cars in 
gaining access to the Site, given the accessible location, lack of dedicated car park and 
on-street controlled parking zone). At this stage, the TP therefore aims to influence a 
positive change in travel behaviour towards more sustainable modes (in accordance 
with national, regional and local planning policy objectives).

Servicing
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125. The servicing area will remain at ground floor level accessed via Horselydown Road. It 
is a large servicing bay cable of taking two vehicles. In addition, on Tower Bridge Road 
immediately to the south of the site, there is a marked bay where there is no stopping 
Monday – Saturday 0700 – 1900 except for 1000 – 1600 where loading (max 20 mins) 
and disabled vehicles can park. This bay is approximately 35 metres from the site 
entrance on Tower Bridge Road.

126. Servicing trips have been investigated using industry approved standards. These show 
that the development may attract up to 32no trips (i.e 16no. each way)  in relation to the 
flexible land uses, and an uplift of eightno.servicing trips for the office uses each day 
(i.e 4no. each way), up from 40no trips. The flexible use trips would be by small vans 
and the occasional lorry, and the office servicing trips would be by motorcycle, vans 
and occasional lorries. 

127. A draft Delivery and Servicing Management Plan (DSMP) has been produced to show 
how these movements will be managed. The Framework sets out the key principles for 
delivery and servicing of the Site, noting that this will broadly remain as existing, with 
vehicles either using the existing loading bay on Tower Bridge Road or the area 
provided at the southern end of the Site, with access via a vehicle crossover on 
Horselydown Lane. It will restrict vehicle size, restrict deliveries to outside core hours, 
and will have a timed ticket system for deliveries.  

Analysis

128. The present building is largely car free. Apart from disabled parking the development 
will be entirely car free. Given the excellent transport links and the relatively modest 
uplift in trips to the building, this is acceptable. The upgrading of basement facilities to 
meet policy requirements with regard to cycling is welcomed. 

129. The Transport Team have advised that advice that the levels of forecasted net 
supplementary two-way vehicle movements would not have any noticeable adverse 
impact on the prevailing vehicle movements on the adjoining roads.  Existing service 
bays within the building and on-street are considered adequate for the increase in 
servicing requirements as a result of mixed uses being introduced to the building. The 
provisions of the Delivery and Servicing Management Plan are supported and a 
condition has been added to require this document to finalised and approved once the 
occupiers of the building have been identified. 

130. To mitigate the impact of the development, a package of transport-related contributions 
will be secured through the Section 106 Agreement. These include upgrading of bus 
signage, and improvements to pavements adjacent to the development. They are 
detailed in the Planning obligations part of this report.

Impact of proposed development on amenity of adjoining occupiers and 
surrounding area

131. Strategic Policy 13 of the Core Strategy (2011) seeks to ensure that all development 
sets high standards for reducing air, land, noise and light pollution and avoiding 
amenity and environmental problems that affect how we enjoy the environment in 
which we live and work. Saved Policy 3.2 of the Southwark Plan (2007) states that 
permission will not be granted for developments where a loss of amenity, including 
disturbance from noise, would be caused. The adopted 2015 Technical Update to the 
Residential Design Standards SPD (2011) expands on policy and sets out guidance for 
protecting amenity in relation to privacy, daylight and sunlight.

Daylight
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132. The increase in the height of the building will have an effect on the amount of daylight 
and sunlight received by existing buildings. This has emerged as the major concern of 
adjacent residents. 

133. An extensive daylight and sunlight analysis has been carried out by the applicants. This 
shows that the majority of windows and rooms (80.8%) within the residential portions of 
surrounding buildings will continue to enjoy daylight that meets Building Research 
Establishment standards or will only experience a daylight reduction of 20% or less 
(20% is deemed to be ‘unnoticeable to the human eye by the BRE). 

134. However, the buildings immediately to the east of the site, Admirals Court and 2 
Gainsford Street, are in close proximity to the site across the narrow Horselydown 
Lane. The increase in height of the proposed development will have an effect on the 
daylight and sunlight received by westward facing windows, rooms and balconies of 
these properties.  This report therefore looks at the windows, rooms and balconies that 
face westwards within Admiral’s Court and 2 Gainsford Street onto the site.   

135. It is worth noting that the daylight survey work by the applicant’s daylight specialist has 
been supplemented by further surveys of Admirals Court and Gainsford Court during 
the course of the application. As a part of this work the daylight specialist was able to 
gain access to the flats within these buildings. Residents were re-consulted on the 
results of this additional survey work. 

The proposed site and surrounding area- daylight study

2 Gainsford Street

136. 2 Gainsford Street is a traditional commercial/ warehouse building on the corner of 
Gainsford Street and Horselydown Lane that has been converted to commercial use on 
the ground floor with two storeys of residential above. It lies immediately to the east of 
the southern portion of the site across Horsleydown Lane and immediately south of 
Admirals Court. 
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137. The building is already ‘hemmed in’ by the existing building of Tower Bridge Court (the 
subject of this application) such that almost all windows on its western façade do not 
meet BRE recommended standards with regard to ‘Vertical Sky Component’ (VSC). 
The additional height of the proposed scheme will further reduce daylight available to 
windows on this façade by between 10% and 50%. 

138. 50% is obviously a large reduction. However VSC is solely a measure of the amount of 
sky visible from the centre point of a window. It takes no account of the size of windows 
within a room, whether the room has multiple windows, whether the room has windows 
on different facades (i.e dual aspect), or of the size of the room. 

139. The ‘No Skyline’ (NSL) method measures the amount of unobstructed sky available to 
light a room at height of 850mm above floor level (i.e. at the height of a desk). It is 
expressed as a percentage. The number of windows, their size and position are all 
necessary to calculate this figure. 

140. The NSL method is a more accurate reflection of the amount of daylight that would be 
lost as a result of a development. It is not always done because it is necessary to know 
the size and layout of the rooms in question. However, in this case the applicant’s 
daylight specialist has been able to gain access to most flats within No.2 Gainsford 
Street and Admiral’s Court (see below) when carrying out additional survey work, or 
have used available information (previous planning applications, estate agents details) 
to inform their calculations.  

141. In this case, most rooms have multiple large and tall windows. In addition some rooms 
are dual aspect. The reduction in daylight as calculated by the NSL method is therefore 
small at between 0 and 10.2%. This reduction will not be noticeable to residents. 

Admirals Court. 
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142. Admiral’s Court has smaller rooms and windows as compared to 2 Gainsford Street 
although some rooms are dual aspect. 

143. The BRE recommends that a VSC figure of 27% provides adequate daylight to a 
window. It recommends that VSC values down to 15% can be acceptable ‘with good 
design’. Values lower than this are ’very difficult’ and ‘often impossible’ if below 5%.
 

144. However this is very built up and dense area. Most existing street facing windows 
within the overall area achieve only between 10 and 15% VSC and some considerably 
less.  The existing VSC values of Admirals Court are similarly poor. On the first floor, 
towards north west corner of the building existing VSC values are typically 15% 
whereas towards the middle they vary between 6% and 0% (i.e. as bad as it’s possible 
to get under this measure). The worst rooms in this respect are the very small kitchens 
which are recessed into the façade of the building. 

145. VSC levels will be lowered as a result of the development. This varies, with north 
corner rooms reducing typically from 15% to 4% (.i.e. a 70% reduction). At the centre 
and south of the block VSC values are typically lowered from 4.4% to 1.9%, 4% to 0 % 
etc.  

146. As with No2. Gainsford Street, the No skyline (NSL) method is a more accurate 
reflection of the amount of daylight that would be lost as a result of a development.

147. The NSL daylight figures for dual aspect corner rooms at first floor level will remain very 
good with plenty of light available from multiple windows facing multiple directions. 
Rooms within the centre and towards to south of the block will fare less well with typical 
reductions of 18.9 % down to 3.5%, 15.2% down to 2.1% and 3.5% down to 1% (i.e. 
approx. 70% reduction with regard to the last figure). 

148. The same applies to the second floor above. Although these rooms, being higher up, 
receive more daylight than first rooms, they are still dimly lit with typical NSL figures of 
between 13-18% within the central portion of the building. Daylight will be affected with 
typical worst case scenarios being NSL reductions of 15.6% to 1.6 % (89% reduction), 
18% to 7.5%, 12.9% to 0.8%. 

149. There are also reductions with regard to the third floor. As before corner rooms are 
multiple aspect and are not unduly affected. Other rooms will see typical reductions in 
NSL from 48% to 28% or 44.8% to 21%. This change will be noticeable. However it is 
worth noting that a NSL of 15-20% of the area a room is a typical figure for the Shad 
Thames area. 

150. The top floor of this block has dual aspect rooms which will continue to receive 
reasonable daylight. 

151. Overall, there will be a large percentage reduction in daylight to 1st and 2nd floor west 
facing rooms within the Admiral’s Court complex as a result of this scheme. However, 
whilst the BRE advice that a reduction of daylight of above 20% is likely to be 
noticeable, this is rule of thumb. It is less relevant for rooms that are already poorly lit 
where quite a small change in the overall amount of daylight within a room can be 
measured as a very large percentage change under NSL or VSC methodology. For 
example, and using the example in paragraph 146 above, a reduction the day lit area of 
a room from 3.5% of the area of the room to 1% of the area of the room will not make a 
large difference to the amount of light within it. However, this is a 70% reduction in 
daylight as measured using the NSL method- an apparently large change. 

152. It is also important to note the unusual apartment layouts with Admirals Court. Flats 
span across multiple levels and are dual aspect with daylight available from a number 
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of directions. Living rooms, where residents will spend most of their daylight hours, 
either face east, away from the scheme, or face in two directions. They are not affected 
to any great degree by daylight loss. 

153. The affected rooms are either small bedrooms (in one case the room is used as study 
and in another a dining room), or very small kitchens (too small to be fit for anything 
other for cooking purposes) set deep within the façade of the buildings. Due to their 
function, and size, both these room types tend to be used intermittently during the day. 
Less importance should therefore be attached to good daylighting within these rooms 
than to daylighting within the living rooms and kitchen / living / dining rooms of Admirals 
Court. 

154. It is likely that Admirals Court was always designed to take account of daylighting. 
Smaller less habited rooms in need of less daylight were designed to face west across 
the narrow Horselydown Lane because light from this direction was always going to be 
limited by the narrowness of the street pattern, whilst living rooms were designed to 
face across the wider space of the courtyard of Admirals Court. Such reasoning 
remains relevant to a consideration of the current scheme. 

155. In summary, there will be large reductions in measured daylight received by rooms on 
the façade of Admirals Court that faces towards the development. Given the poor 
daylight already received by these rooms this reduction will be very noticeable in many 
instances, but less so as compared to similar percentage reductions in better lit rooms. 
The rooms are also secondary, and are inhabited less intensely and for fewer daylight 
hours than the living rooms within Admiral’s Court- all of which will retain adequate 
daylight. In addition it should be noted that the retained daylight levels will remain 
comparable to other flats in the area (which are, given narrow streets lined with tall 
buildings, quite low, and not comparable to the suburban levels of daylight which forms 
the basis of BRE standards). 

156. Given the context laid out above the reduced daylight levels to small west facing rooms 
within Admirals Court should be found acceptable. 

Other buildings

157. Other buildings, Eagle Wharf to the east, and Lancaster House, and Tudor House to 
the west will experience minor transgressions from the BRE Guidelines which will affect 
a small number of rooms. The impacts on these properties are considered to be 
acceptable.

Sunlight

158. The situation with regard to the effect of the development on sunlight is broadly the 
same with regard to its effect on daylight in that the noticeable effects are on the 
residential buildings of Admirals Court and 2 Gainsford Street. 

159. The Building Research establishment recommend that a window will be adversely 
affected if it receives less than 25% of Annual Percentage Sunlight Hours (ASPH) 
during the whole year, of which 5% should be in the winter period, and experiences a 
reduction of 0.8 or more of its former sunlight hours, or has a reduction in sunlight for 
the whole year of more than 4% APSH.

160. A total of eleven windows in west facing façade of Admirals Court would fail this 
standard as a result of the development. All but one of these are on the second floor 
(first floor windows do not in general meet the guideline standard).  Four of these would 
have minor transgressions with seven of these experiencing moderate or greater 
transgressions. The affected windows serve small bedrooms or kitchens and not main 
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living areas. The transgressions should therefore be regarded as acceptable.  

161. Due to multiple windows, all rooms within 2 Gainsford Street would continue to meet 
BRE Guidelines with regard to sunlight.

162. BRE guidance also exists with regard to outdoor amenity space (i.e. balconies and 
terraces). It states: 

‘It is recommended that for it to appear adequately sunlit throughout the year, at least 
half of a garden or amenity area should receive at least two hours of sunlight on 21 
March. If as a result of new development an existing garden or amenity area does not 
meet the above, and the area which can receive two hours of sun on 21 March is less 
than 0.8 times its former value, then the loss of sunlight is likely to be noticeable’ 

163. eAdmirals Court contains long thin balconies facing the development on the 3rd floor. 
Apart from the flat on the southern corner of the Admirals Court, the balconies 
comprehensively fail BRE guidelines at present. Only between 4 and 8% of the areas 
the balconies are lit by sunlight on the 21st of March (corresponding to a lit area varying 
between 0.32sq.m to 1.17 sq.m from balcony to balcony). These areas are not likely be 
used for sunlight enjoyment as the sunlit areas are small and the sunlit area is well 
below the 50% of the total area recommended by the BRE. 

164. The sunlit areas on each balcony would disappear as a result of the scheme. Given the 
small areas that receive sunlight at present, this loss, is not large and is considered 
acceptable in this urban location. 

165. The southern flat referred to in the paragraph 157 above has a very large balcony. It 
would experience sunlight loss, but would continue to meet BRE guidelines of at least 
50% of its area lit by sun on the 21 of March. 

166. The fourth floor of Admirals Court has large balconies facing the development. All also 
fail BRE Guidelines at present; although with the exception of a balcony in the middle 
of the block, they come quite close to meeting the guidelines. 

167. Of the six balconies, all but the middle one would have between 32 and 40% of their 
areas lit by sun on the 21 of March. Whilst this below the 50% recommended by the 
BRE, the percentage reduction in lit area is below 20% in three of the cases (such that 
the reduction is unlikely to be noticeable according to the BRE) and just over 20% in 
two others. Given that the balconies are large and that they will retain reasonably 
generous sunlit areas, these transgressions from the BRE guidelines should be 
accepted. 

168. Only 0.65sq.m of the balcony in the middle of the block is lit on the 21 of March at 
present. This will reduce to 0.51sq.m. Although this is a reduction of just over 20% it is 
unlikely to be noticeable. 

169. In summary (and again as with the effect of the scheme on daylight), rooms and 
outdoor spaces within the Admirals Court complex will fail BRE guidelines with regard 
to sunlight as a result of the scheme. Given the relatively small number of windows 
affected and the secondary nature of the rooms served by the windows, the effect of 
the scheme on sunlight received by these rooms should be accepted. 

170. Again in summary, the smaller west facing balconies within Admirals Court would 
receive no sunlight as a result of the scheme. However they receive extremely limited 
sunlight at present. Larger balconies would receive some sunlight reduction but would 
meet or come very close to meeting BRE guidelines.  



31

171. An objector has stated that sunsets would not be visible from the properties anymore. 
This has not been specifically measured and may or may not be the case. However it is 
not a planning matter. 

Noise

172. Noise from the normal use plant is expected to have a low impact on the nearest noise 
sensitive receivers, according to the methodology of BS 4142:2014. Noise from the 
emergency use plant is not expected to have a significant adverse impact on the 
nearest noise-sensitive receivers during routine testing. Noise emission will therefore 
be acceptable. 

173. Conditions have nevertheless been applied to ensure that plant noise levels comply 
with the predictions laid down in the noise assessment. 

174. The assessment does not consider the noise impact of the proposed uses on 
surrounding residents. A1 (retail) A2 (financial services) and A3 uses (cafes and 
restaurants) are to be expected in this area and can be managed, including by a 
restriction on operating hours before 8:00am and after 11:00pm. This is especially the 
case given that permission for A4 (pub) use is not being sought. A condition restricting 
operating hours has therefore been added to the recommendation. . 

175. D1 and D2 uses require more careful consideration. Some forms of D1 use for example 
art galleries, exhibitions, education and training are included as a part of the mix. These 
are unlikely to result in undue noise or disturbance issues. Some D2 uses such as 
Music and Concert Venues; Dance and Sports Hall; Swimming Baths; Skating Rink; 
and Bingo Hall are specifically excluded. However it is suggested that the space may 
be used for ‘Performances / cultural events’. There is potential for disturbance from 
some remaining D2 uses, both from music from the premises and dispersal of people. 

176. The applicants have not provided a breakdown of the extent of each of these uses, and 
want to keep the exact use flexible at present. They have suggested that ‘noise emitted 
from D1/D2 uses may be controlled through management, the application of noise 
limits, and the provision of sound insulating constructions. The specific provisions will 
be dependent on the usage but will be selected to minimise the risk of disturbance to 
neighbouring noise-sensitive properties so that the occupants do not suffer any loss of 
amenity.’

177. It is recognised in a large space provide by the building that occasional small scale 
music recitals, film viewings would add to the interest of the space and to the interest of 
the area. A condition has therefore been added to require the approval of a plan for the 
management of D uses, to include hours and frequency of operation, noise limits, and 
mitigating features such as location within building and sound insulation. 

Lighting

178. The council’s environmental protection team have recommended that any external 
lighting adhere to the guidance issued by the Institute of Lighting Professionals in order 
to limit light pollution. No external lighting is proposed at this point in time, but a 
condition is recommended that will allow for this issue to be reviewed should external 
lighting be introduced as the detailed design is developed.

179. While the new cladding would introduce a larger amount of glazing, this is offset by the 
improved glazing specification and by lighting features that are prevalent in modern 
office building, including low-energy lighting and zonal sensors to ensure that lighting is 
only in use when absolutely necessary. These measures are described in the 
submitted sustainability strategy.
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180. It is not considered that the increased extent of glazing would generate any material 
harm to the amenity of neighbours or the area

Privacy and overlooking

181. Respondents have objected to the loss of privacy for residents that would be caused by 
the scheme. However, existing windows within the building are in close proximity to 
nearby properties such that balconies of these properties can not regarded as private 
at present.  Nevertheless a condition has been added to make sure that the detailing of 
the roof terrace balconies on the building will not allow overlooking. 

Air quality

182. The air quality impacts associated with the proposed mixed-use development at Tower 
Bridge Court have been assessed. The development will consist of retail, office and 
flexible uses. The proposed development will have an emergency backup diesel-fired 
generator to provide electricity during power outages.

183. Tower Bridge Road is a busy road, and monitoring by the London Borough of 
Southwark has shown air quality to be poor. An assessment of the emissions from the 
generator plant has demonstrated that the off-site impacts of these emissions will be 
negligible. On-site, the emissions from the plant will not lead to any areas of Tower 
Bridge Court experiencing unacceptable air quality.

184. During the construction works, a range of best practice mitigation measures will be 
implemented to reduce dust emissions and the overall effect will be ‘not significant’. 
Mitigation measures have been set out in this report, to be included in the Dust 
Management Plan for the works. This will be further ensured by planning conditions. 

185. Overall, the construction and operational air quality effects of Tower Bridge Court are 
judged to be ‘not significant’. The proposed development has also been shown to meet 
the London Plan’s requirement that new developments are at least ‘air quality neutral’.

186. Ducts are to be incorporated within the floor plates to allow food/ cooking smells from 
the mixed use area at Horselydown Lane to be vented at building roof level.

Noise and dust and traffic during construction

187. The building work will inevitably cause disturbance for residents and users of the Shad 
Thames area. 

188. A detailed Construction Management Plan was submitted during the planning 
application process. The Plan shows how this disruption has been minimised. It covers 
the following topics:
 the parking of vehicles of site operatives and visitors;
 loading and unloading of plant and materials;
 storage of plant and materials used in constructing the development;
 the erection and maintenance of security hoarding including decorative displays 

and facilities for public viewing, where appropriate;
 wheel washing facilities;
 measures to control the emission of dust and dirt during construction;
 working hours
 a scheme for recycling / disposing of waste resulting from demolition and 

construction works

189. Residents were also consulted on this via re-consultation letters (although not any 
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specific consultation events or meetings by the applicant), and the applicant discussed 
the plan with ward councillors and shared the headline of the plan with STAMP.

190. The council’s specialist transport and environmental protection sections have also been 
consulted. Both have found the document to be comprehensive, thorough and to a 
good standard. They are satisfied that the plan will minimise disruption. 

191. A condition has been added to ensure adherence to the plan.

Ground conditions and contamination

192. Foundations will be needed for a new stair and lift core. Other than this there will no 
ground disturbance. 

193. The immediate area within which the site sits was first developed for housing in the mid 
eighteenth century. It subsequently became a large brewery in 1879 (although brewing 
probably took place before this). The site was the location of warehouses for the 
storage of beer barrels. A basement was dug out when the present office building was 
constructed in the 1980’s. 

194. Due to the very small area of ground to be disturbed for the formation of the new core 
of the building, and the previous land use history of the site, contamination is not likely. 
Nevertheless a cautionary condition has been added requiring that works cease in the 
event of that contamination is found until a remediation strategy has been agreed.  

Water resources and flood risk

195. The proposed development involves modifications of an existing building at 224-226 
Tower Bridge Road.  The site is within Tidal Flood Zone 3a. It is protected by the 
Thames Tidal Defence System which aims to prevent the effects of tidal flooding, 
although should these be breached the basement level would be inundated and the 
ground floor (Horselydown Lane) flooded to a depth of 1.2m.  Other forms of flood risk 
are low. 
 

196. The extended building will be used for commercial offices and retail. These are 
classified as “less vulnerable” uses with regard to flooding in the NPPF. As laid down in 
the NPPF and the Southwark SFRA, the proposed land uses are acceptable for Flood 
Zone 3a. 
 

197. As with all developments there is nevertheless a policy requirement to reduce water 
run-off.  The London Plan 2016 states that greenfield run-off rates should be targeted 
where possible and, in the event that this is not possible for existing brownfield sites, a 
50% reduction of the existing surface water discharge rate should sort as a minimum.
 

198. The development will take place within the boundaries of the existing site and internal 
and outdoor areas will remain as existing.
 

199. The new drainage strategy will nevertheless reduce the run-off discharge rates into the 
existing combined sewer. The impermeable ground conditions and the very high water 
table (a consequence of being right next to the River Thames), are such that greenfield 
run-off rates cannot be easily achieved.  Given this, and given this is a refurbishment of 
an existing building, a 50% reduction against the current 1 in 100 year return rate 
(92.5/s), for all rainfall events up to the 1 in 100 year event plus climate change is 
proposed.
 

200. In order to achieve these mitigated rates, Microdrainage quick storage estimates the 
required attenuation volume to be around 34m3, which will be provided by a 
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combination of one or more of the following methods: blue roof, green roofs and 
temporary storage tanks. The use of flow controls will also be required. 

201. To mitigate the low risk of flooding, conditions have been applied to details of the 
attenuation methods to be submitted for approval. 

Archaeology

202. The site is considered to hold moderate to high potential for prehistoric remains, with 
the potential survival of geo-archaeological deposits from the Mesolithic to Iron Age 
periods below the formation level of the existing central part of the basement. This part 
of the basement is where the proposed new core will be situated.

203. Due to the site’s location within an Archaeological Priority Area and a Conservation 
Area, its proximity to Grade I and II Listed Buildings, the high potential for encountering 
prehistoric remains, and in light of partial loss of potential archaeological remains 
through the excavation of a new core within the basement, some further archaeological 
mitigation is likely to be deemed necessary. A condition requiring an archaeological 
watching brief has therefore been added. 

Ecology

204. The site is not of ecological value and is not located within close proximity of any 
designated sites. Nevertheless, Policy 5.11 of the London Plan 2016 and Saved Policy 
3.28 of the Southwark Plan 2007 require development to create opportunities to 
enhance ecology and biodiversity. 

205. The applicant has submitted an ecological appraisal that found the site to be of 
generally low ecological value but with high potential to support nesting birds in the 
small areas of existing shrubbery on the Site. Accordingly, the report recommends that 
landscaping proposals include similar areas of shrub and tree cover as well as bird 
boxes targeted at locally important, BAP, and generalist species (see submitted 
Landscaping Plan). The report also notes that site clearance should be performed 
outside the bird nesting season, unless following a breeding bird survey by a suitably 
qualified ecologist (controlled by way of a planning condition). In conclusion the ecology 
appraisal therefore considers that there are no overriding ecological constraints to the 
redevelopment of the Site. 

206. The applicant proposes to achieve this though landscaping of roof. The council’s 
ecologist has assessed the ecology report provided by the applicant and concurs with 
the findings and proposed enhancement.

Planning obligations (S.106 undertaking or agreement)

207. Saved Policy 2.5 'Planning Obligations' advises that planning obligations should be 
secured to overcome the negative impacts of a generally acceptable proposal. Saved 
Policy 2.5 is reinforced by the Section 106 Planning Obligations and CIL (SPD, 2015), 
which sets out in detail the type of development that qualifies for planning obligations.

Planning obligation Mitigation Applicant’s 
position

Local Economy and Workspace 



35

Affordable workspace 
provision

- 300sq.m on the g.f of the building 
reserved for events and short-term 
uses and free to community groups 
for a minimum period of 30hrs per 
week for 30 years.

- Up to £25,000 for STAMP (Shad 
Thames Area Management) for 
access to and  the creation and 
curation of space within the 
development for events;

- Up to £5,000 for a feasibility study 
into a Shad Thames Business 
Network Initiative.  

 Agreed

Transport and Highways 

Highway works Enter into S.278 agreement with the Council 
(Highways authority) for the reconstruction 
of the footway segment flanking this site on 
Horselydown Lane, repair/resurfacing of 
Horselydown Lane to remove the uneven 
surface and the areas prone to ponding on it 
and, modifications to Horselydown Lane/ 
Gainsford Street junction, encompassing 
raised table and junction entry treatment 
plus resurfacing around it to eliminate 
ponding. 

Agreed

Public transport 
improvements. 

Southbound bus countdown facilities, up to 
£30,000

Agreed

The Environment 

Archaeology 
monitoring/ 
supervision fund

£3,389.00 Agreed

Administration fee Payment to cover the costs of monitoring 
these necessary planning obligations 
calculated as 2% of total sum.

Agreed

In the event that a satisfactory legal agreement is not entered into by 30 April 2020, it is 
recommended that the Director of Planning be authorised to refuse planning 
permission, if appropriate, for the following reason:

“The proposal, by failing to provide for appropriate planning obligations through the 
completion of a legal agreement fails to ensure the adequate provision of affordable 
workspace, highway works and other contributions to mitigate the impacts of the 
scheme contrary to saved policy 2.5 planning obligations of the Southwark Plan 2007; 
strategic policy 14 delivery and implementation of the Core Strategy 2011 and the 
Planning Obligations and Community Infrastructure Levy Supplementary Planning 
Document 2015”.
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Mayoral and borough community infrastructure levy (CIL)

208. The Site is defined as falling within Charing Zone 1 of the Southwark CIL area whereby 
a Levy of £76/sq.m is applicable for offices and £136/sq.m for retail.

209. The London Borough of Southwark falls within the MCIL2 ‘Charging Zone 1’ with  
regard to the London Mayoral CIL2 Levy – in relation to the new build uplift associated 
with the extension to the existing building (in accordance with Community Infrastructure 
Liability Regulation 2010 (as amended) whereby development involving the creation of 
new build office floor space is subject to a CIL Levy rate of £165/sq.m and new build 
retail at £185/sq.m (with reference to ‘Table 1: Mayoral CIL2 Charging Zones and 
Rates’). 

210. The Mayoral and Southwark Community Infrastructure Levies (gross, pre-relief and 
subject to indexation) will be £454,590.50 and £195,871.20 respectively. Thus, the 
anticipated CIL receipt for this proposed development is circa £650,561.70. It should be 
noted that this is an estimate, and the floor areas including ancillary areas will be 
checked when CIL Additional information and Assumption of liability forms 60 are 
submitted after planning approval has been obtained.

Community involvement and engagement

211. Political stakeholders, community stakeholders, businesses and local residents have 
been consulted on the proposals for Tower Bridge Court prior to the planning 
application being submitted. The consultation has included pre-submission exhibitions. 
Alongside the exhibition, Steering Group meetings, business owner meetings, a public 
drop in and an Artisan Market pop-up were also held to update local residents and 
stakeholders on the proposals.

Consultation responses, and how the application addresses the concerns raised

Consultation responses from members of the public

212. Over 600 consultation letters were sent out by the Council to businesses and residents 
in the surrounding area. In addition residents were re-consulted over additional daylight 
and sunlight information and again to clear up confusion over the description of the 
development as it appeared on the Council’s website.  In response 50 plus objections 
were received from residents in the area. This includes letters from planning 
consultants and lighting specialists on behalf of residents of Admirals Court and 2 
Gainsford Street (opposite the site) and from residents associations. In addition four 
letters of support were received from businesses in the area. 

213. Summarised below are the material planning considerations raised by members of the 
public. 

214. Principle of development and proposed land uses: 
 Concern expressed at an over-provision of café/ bar A3 uses within this area 

leading to anti-social behaviour and noise. This could be exacerbated by the 
development proposals. 

 Mixed use concept will not do anything for the community 
 The development is not within the Central Activities Zone (CAZ) and therefore 

mixed uses and an increase in floor area is not justified (NB The CAZ was 
extended in 2016 to take in the Shad Thames area). 

(see paragraphs 37-54)

215. Design quality and site layout and heritage: 
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  Existing design is by a known architect and should be valued.
 The proposal is overlarge and will hence harm the character and appearance of 

the conservation area, and the setting of Tower Bridge with its accumulator tower 
and chimney. This includes the heritage assets as experienced from viewpoints 
across the river. The Tower Bridge World Heritage Site will be affected. 

  Chosen bricks will be very dull and will reduce light levels further. 
(see paragraphs 69-114)

216. Neighbour amenity impacts: 
  Impact of increased height of the building on daylight and sunlight received by 

dwellings in close proximity to the development
 strain on community facilities
(see paragraphs 131-186)

217. Transport, parking, highways, deliveries and servicing matters: 
  concern that the  increase in service traffic will cause disturbance
 inadequate service access
 increase in pollution as a result of increase in service traffic.
 loss of parking
 emergency services should be consulted over the construction management plan
(see paragraphs 115-130)

218. Environmental impact during the construction phase (noise, dust and dirt etc.): 
 Construction will produce noise and dust and have a detrimental effect on nearby 

residents.
(see paragraphs 187-191)

219. Security and prevention of anti-social behaviour: 
  See above re mixed uses. 

220. These matters are addressed comprehensively in the relevant preceding parts of this 
report.

221. It is also worth noting that applicant carried out a digital campaign that ran from 
06/11/19 to 28/11/19. This resulted in 4,508 visits to the campaign website, 1,234 
people sharing their views and 5,970 votes cast on aspects of the scheme. 

222. The campaign was designed to portray the scheme in a positive light. In addition the 
geographical spread and type of voter is not clear. Nevertheless it is worth noting that 
the applicant reports that 66% of respondents either supported or were neutral about 
the project and that there over 300 supportive comments or ideas (along with 87 
concerns). Support was expressed for the idea of a food hall on Horselydown Lane, 
along with community accessible space. Some concern was expressed with regard to 
building height but this was not an overriding theme. 

223. Both Southwark Design Review Panel (DRP) and the Conservation Area Advisory 
Group (CAAG) reviewed the scheme. The DRP (commenting on a pre-application 
version of the scheme) supported the general scale of the proposals but thought that 
the architecture needed to be simpler and more coherent. The scheme has been 
revised as a result of the comments. There has also been a slight reduction in building 
height. 

224. CAAG did not object to the loss of much of the building and in general were happy with 
the increased height and bulk although they recognised that there would be daylight 
issues for adjacent residents. The new internal route through the building was 
particularly appreciated. The lightweight upper parts of the building were supported, 
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although the group felt that the use of a grey brick at lower levels would be 
unnecessarily ‘dour’. Pedestrianisation of Horselydown Lane was suggested along with 
areas of granite paving extended in this location. 
 

225. The scheme has not been revised as a result of the comments although a S106 
agreement has been agreed for repaving the footways adjacent to the scheme. The 
precise materials to be used, including choice of bricks for the facade, can be agreed 
by condition. 

Consultation responses from internal and divisional consultees

226. Summarised below are the material planning considerations raised by internal and 
divisional consultees, along with the officer’s response. 

227. Environmental Protection Team: 
 No objection has been raised by the EPT at LBS, but a series of conditions are 

recommended to help mitigate impacts associated with air and noise: 
 Clarification has also been requested with regards to assessing the potential 

worst case D1/D2 uses envisaged in terms of noise impact. Provisionally, it was 
suggested that this could be controlled by restricting the hours of use of the 
space to 08:00 - 23:00.

 Recommendation that a precautionary condition is applied with regard to 
contamination. 

Officer response to issue(s) raised:
 Conditions to be applied. 
 A management plan is to be required by condition to control D1 and D2 uses.   
 Precautionary condition re contamination applied. 

228. Transport team:
 No objection has been raised by the Transport Team at LBS. However a list of 

recommended planning conditions were proposed.

Officer response: 
Noted. Recommended planning conditions have been applied.
 

229. Local Economy Team: 
  support affordable workspace contribution

Officer response to issue(s) raised: 
Noted

230. Flood Risk Management Team:
  No overriding concerns. 

Officer response to issue(s) raised: Noted

231. Archaeology
 No objection raised. Planning conditions recommended should permission be 

granted

Consultation responses from external consultees

232. Summarised below are the material planning considerations raised by external 
consultees, along with the officer’s response. 

233. TfL
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 No objection raised, with the trip generation data considered an acceptable 
methodology within the submitted Transport Assessment (‘TA’). TfL have 
confirmed that the development will have no significant impact on the Transport 
for London Road Network (‘TLRN’). However, TfL have requested that an 
additional 48 cycle spaces are provided (including 24 long stay and 24 short 
stay spaces equating to 180 spaces overall). Conditions are also recommended 
on the submission and approval of a Construction Logistics Plan, and on a 
Delivery and Service Plan. 

Officer response
 Scheme amended to meet TfL cycle requirements
 Detailed construction plan has been submitted and has no objections form TfL
 Delivery and service plan to be required by condition

234. Environment Agency:
 No objection raised, informative should be applied stating the following: Under 

the Environmental Permit (England and Wales) Regulations 2016 a Flood Risk 
Activity Permit (‘FRAP’) will be required for any enabling works for the storage 
of materials and/or scaffolding for any building within 16m of a tidal main river. 

Officer response to issue(s) raised: 
Noted: informative to be applied. 

235. Thames Water: 
 No objections raised; informative recommendations provided should planning 

permission be granted regarding management of waste water.

Officer response to issue(s) raised: 
Noted: Informative to be applied. 

236. Historic England:
 Historic England (‘HE’) have highlighted that an overall reduction in height 

would better safeguard the significance of the adjacent heritage assets. 
Nonetheless, HE deems that the overall harm is ‘less than substantial’, and that 
LBS should consider the public benefits of the scheme, weighed against harm 
in accordance with paragraph 196 of the National Planning Policy Framework 
(‘NPPF’).

Officer response to issue(s) raised: 
Noted. The report considers heritage harm against public benefit to justify the scheme. 

237. Metropolitan Police:
 This development is suitable to achieve Secured by Design accreditation, and in 

order to assist the development with achieving Secured by Design standards, I 
would seek to have a condition stating, ‘The development must adhere to the 
principles and physical security requirements of Secured By Design’ attached to 
any permission that may be granted in connection with this application. I would 
seek for this to be a two-part condition: pre-commencement of works and pre-
occupation.

Officer response to issue(s) raised: 
Noted. Condition to be applied

238. These matters are addressed comprehensively in the relevant preceding parts of this 
report.

Community impact and equalities assessment
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239.   The council must not act in a way which is incompatible with rights contained within the 
European Convention of Human Rights 

240. The council has given due regard to the above needs and rights where relevant or 
engaged throughout the course of determining this application. 

241.   The Public Sector Equality Duty (PSED) contained in Section 149 (1) of the Equality 
Act 2010 imposes a duty on public authorities to have, in the exercise of their functions, 
due regard to three "needs" which are central to the aims of the Act: 

1. The need to eliminate discrimination, harassment, victimisation and any other 
conduct prohibited by the Act

2. The need to advance equality of opportunity between persons sharing a relevant 
protected characteristic and persons who do not share it. This involves having due 
regard to the need to:
 Remove or minimise disadvantages suffered by persons who share a 

relevant protected characteristic that are connected to that characteristic 
 Take steps to meet the needs of persons who share a relevant protected 

characteristic that are different from the needs of persons who do not share 
it 

 Encourage persons who share a relevant protected characteristic to 
participate in public life or in any other activity in which participation by such 
persons is disproportionately low 

3. The need to foster good relations between persons who share a relevant protected 
characteristic and those who do not share it. This involves having due regard, in 
particular, to the need to tackle prejudice and promote understanding. 

242.   The protected characteristics are: race, age, gender reassignment, pregnancy and 
maternity, disability, sexual orientation, religion or belief, sex, marriage and civil 
partnership. 

 Human rights implications

243.   This planning application engages certain human rights under the Human Rights Act 
2008 (the HRA). The HRA prohibits unlawful interference by public bodies with 
conventions rights. The term 'engage' simply means that human rights may be affected 
or relevant. 

244.   This application has the legitimate aim of providing extended and enhanced office 
space, mixed use space, additions and alterations to a currently vacant office building. 
The rights potentially engaged by this application, including the right to a fair trial and 
the right to respect for private and family life are not considered to be unlawfully 
interfered with by this proposal. 

 Positive and proactive statement

245. The council has published its development plan and Core Strategy on its website 
together with advice about how applications are considered and the information that 
needs to be submitted to ensure timely consideration of an application. Applicants are 
advised that planning law requires applications to be determined in accordance with the 
development plan unless material considerations indicate otherwise. 

246. The council provides a pre-application advice service that is available to all applicants 
in order to assist applicants in formulating proposals that are in accordance with the 
development plan and core strategy and submissions that are in accordance with the 
application requirements.
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Positive and proactive engagement: summary table

Was the pre-application service used for this application? YES

If the pre-application service was used for this application, was the advice 
given followed?

YES

Was the application validated promptly? YES

If necessary/appropriate, did the case officer seek amendments to the 
scheme to improve its prospects of achieving approval?

YES

247.

To help secure a timely decision, did the case officer submit their 
recommendation in advance of the statutory determination date?

NO

Conclusion

248. The refurbishment and expansion of an existing office building to provide increased and 
improved Grade A office space plus mixed uses is strongly supported by policy. It will 
support the office, tourist and leisure economy of this part of the Borough and lead to 
an uplift in the number of jobs on site, amongst other public benefits. 

249. The replacement of the dated office facades will result in an overall improvement to the 
character of the conservation area and will result in considerable improvements to the 
building’s environmental performance. BREEAM Excellent will be achieved and the 
building has the potential to be zero carbon. This presents a considerable improvement 
upon the building’s current energy performance and exceeds the requirements of 
policy.  

250. The larger size of the building will mean that it will stand out as more prominent in the 
conservation area and that it will impact upon the setting of nearby heritage assets 
including Tower Bridge. The small amount of heritage harm resulting from this can be 
balanced against the public good resulting from the proposal. 

251. The building will also reduce the daylight and sunlight received by nearby dwellings. 
However the rooms affected are smaller secondary rooms which receive limited 
daylight at present. Given the very urban existing context with its attendant low daylight 
and sunlight levels, this change should be regarded as acceptable. 
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APPENDIX 1

Appendix 1: Consultation undertaken

Site notice date: n/a. 01/08/19
Press notice date: n/a.
Case officer site visit date: 01/08/19
Neighbour consultation letters sent:  01/08/19, 24/10/19, 06/12/19

Internal services consulted

Highways Development and Management
Waste Management
Archaeology
Urban Forester
Archaeology
|Transport Team
Flood Risk Management team 
Local Economy Team
Planning Policy

Statutory and non-statutory organisations

Environment Agency
Thames Water
Transport for London
Great London Authority
Metropolitan Police Service (Designing Out crime)
Historic England 
TFL
Design Review Panel (at the pre-application stage)

Neighbour and local groups consulted: 

 9 Eagle Wharf Court 59 Lafone Street 
London
 2 Eagle Wharf Court 59 Lafone Street 
London
 44 Eagle Wharf Court 59 Lafone Street 
London
 46 Eagle Wharf Court 59 Lafone Street 
London
 45 Eagle Wharf Court 59 Lafone Street 
London
 58 Eagle Wharf Court 59 Lafone Street 
London
 Flat 11 Knights House 75 Gainsford Street

 Flat 12A Admirals Court 30 Horselydown 
Lane
 Flat 19 Butlers Wharf West 40 Shad Thames
 Units 3 And 4 First Floor Eagle Wharf Court 
59 Lafone Street
 1 Eagle Wharf Court 59 Lafone Street 
London
 3 Eagle Wharf Court 59 Lafone Street 
London
 5 Eagle Wharf Court 59 Lafone Street 
London
 4 Eagle Wharf Court 59 Lafone Street 
London
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 17 Eagle Wharf Court 59 Lafone Street 
London
 16 Eagle Wharf Court 59 Lafone Street 
London
 18 Eagle Wharf Court 59 Lafone Street 
London
 20 Eagle Wharf Court 59 Lafone Street 
London
 19 Eagle Wharf Court 59 Lafone Street 
London
 12 Eagle Wharf Court 59 Lafone Street 
London
 11 Eagle Wharf Court 59 Lafone Street 
London
 13 Eagle Wharf Court 59 Lafone Street 
London
 15 Eagle Wharf Court 59 Lafone Street 
London
 14 Eagle Wharf Court 59 Lafone Street 
London
 Flat 24 Cooperage Court 6 Gainsford Street
 Flat 10 Cooperage Court 6 Gainsford Street
 Flat 9 Cooperage Court 6 Gainsford Street
 Flat 11 Cooperage Court 6 Gainsford Street
 Flat 13 Cooperage Court 6 Gainsford Street
 Flat 12 Cooperage Court 6 Gainsford Street
 Flat 5 Cooperage Court 6 Gainsford Street
 Flat 4 Cooperage Court 6 Gainsford Street
 Flat 6 Cooperage Court 6 Gainsford Street
 Flat 8 Cooperage Court 6 Gainsford Street
 Flat 7 Cooperage Court 6 Gainsford Street
 Flat 20 Cooperage Court 6 Gainsford Street
 Flat 19 Cooperage Court 6 Gainsford Street
 Flat 21 Cooperage Court 6 Gainsford Street
 Flat 23 Cooperage Court 6 Gainsford Street
 Flat 22 Cooperage Court 6 Gainsford Street
 Flat 15 Cooperage Court 6 Gainsford Street
 Flat 14 Cooperage Court 6 Gainsford Street
 Flat 16 Cooperage Court 6 Gainsford Street
 Flat 18 Cooperage Court 6 Gainsford Street
 Flat 17 Cooperage Court 6 Gainsford Street
 48 Eagle Wharf Court 59 Lafone Street 
London
 47 Eagle Wharf Court 59 Lafone Street 
London
 49 Eagle Wharf Court 59 Lafone Street 
London
 51 Eagle Wharf Court 59 Lafone Street 
London
 50 Eagle Wharf Court 59 Lafone Street 
London
 43 Eagle Wharf Court 59 Lafone Street 
London
 42 Eagle Wharf Court 59 Lafone Street 
London

 57 Eagle Wharf Court 59 Lafone Street 
London
 59 Eagle Wharf Court 59 Lafone Street 
London
 Flat 2 2 Gainsford Street London
 Flat 1 2 Gainsford Street London
 53 Eagle Wharf Court 59 Lafone Street 
London
 52 Eagle Wharf Court 59 Lafone Street 
London
 54 Eagle Wharf Court 59 Lafone Street 
London
 56 Eagle Wharf Court 59 Lafone Street 
London
 55 Eagle Wharf Court 59 Lafone Street 
London
 41 Eagle Wharf Court 59 Lafone Street 
London
 27 Eagle Wharf Court 59 Lafone Street 
London
 26 Eagle Wharf Court 59 Lafone Street 
London
 28 Eagle Wharf Court 59 Lafone Street 
London
 30 Eagle Wharf Court 59 Lafone Street 
London
 29 Eagle Wharf Court 59 Lafone Street 
London
 22 Eagle Wharf Court 59 Lafone Street 
London
 21 Eagle Wharf Court 59 Lafone Street 
London
 23 Eagle Wharf Court 59 Lafone Street 
London
 25 Eagle Wharf Court 59 Lafone Street 
London
 24 Eagle Wharf Court 59 Lafone Street 
London
 37 Eagle Wharf Court 59 Lafone Street 
London
 36 Eagle Wharf Court 59 Lafone Street 
London
 38 Eagle Wharf Court 59 Lafone Street 
London
 40 Eagle Wharf Court 59 Lafone Street 
London
 39 Eagle Wharf Court 59 Lafone Street 
London
 32 Eagle Wharf Court 59 Lafone Street 
London
 31 Eagle Wharf Court 59 Lafone Street 
London
 33 Eagle Wharf Court 59 Lafone Street 
London
 35 Eagle Wharf Court 59 Lafone Street 
London
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 34 Eagle Wharf Court 59 Lafone Street 
London
 Flat 8 Knights House 75 Gainsford Street
 Flat 8 Whitsters House 61 Gainsford Street
 8 Candishe House Queen Elizabeth Street 
London
 Flat 9 Knights House 75 Gainsford Street
 Flat 9 Whitsters House 61 Gainsford Street
 Flat 7 Anchor Brewhouse 50 Shad Thames
 6 Candishe House Queen Elizabeth Street 
London
 Flat 7 Whitsters House 61 Gainsford Street
 7 Candishe House Queen Elizabeth Street 
London
 Flat 7 Knights House 75 Gainsford Street
 11 Candishe House Queen Elizabeth Street 
London
 Flat 12A Knot House 3 Brewery Square
 Flat 10 Whitsters House 61 Gainsford Street
 9 Candishe House Queen Elizabeth Street 
London
 Flat 10 Knights House 75 Gainsford Street
 Flat 11 Whitsters House 61 Gainsford Street
 10 Candishe House Queen Elizabeth Street 
London
 Flat 6 Knights House 75 Gainsford Street
 1A Eagle Wharf Court 59 Lafone Street 
London
 1 Candishe House Queen Elizabeth Street 
London
 Flat 2 Whitsters House 61 Gainsford Street
 2 Candishe House Queen Elizabeth Street 
London
 Flat 2 Knights House 75 Gainsford Street
 Flat 8 2 Gainsford Street London
 34 Lafone Street London SE1 2LX
 Managers Flat 20A Horselydown Lane 
London
 Flat 1 Knights House 75 Gainsford Street
 Flat 1 Whitsters House 61 Gainsford Street
 Flat 5 Whitsters House 61 Gainsford Street
 4 Candishe House Queen Elizabeth Street 
London
 Flat 5 Knights House 75 Gainsford Street
 Flat 6 Whitsters House 61 Gainsford Street
 5 Candishe House Queen Elizabeth Street 
London
 Flat 3 Knights House 75 Gainsford Street
 Flat 3 Whitsters House 61 Gainsford Street
 3 Candishe House Queen Elizabeth Street 
London
 Flat 4 Knights House 75 Gainsford Street
 Flat 4 Whitsters House 61 Gainsford Street
 Ground Floor 226 Tower Bridge Road 
London
 Basement 226 Tower Bridge Road London

 The Cooperages 8 Gainsford Street London
 Second Floor 220 Tower Bridge Road 
London
 First Floor 220 Tower Bridge Road London
 Basement And Ground Floor 222 Tower 
Bridge Road London
 Part Basement Third Floor Fourth Floor And 
Fifth Floor 226 Tower Bridge Road London
 Part Basement Rear And First Floor And 
Second Floor 222 Tower Bridge Road 
London
 20A Horselydown Lane London SE1 2LN
 Basement And Ground Floor 220 Tower 
Bridge Road London
 Basement 7 Horselydown Lane London
 Part Ground Floor First Floor And Second 
Floor The Cooperages 8 Gainsford Street
 Unit 1 Eagle Wharf Court 59 Lafone Street
 Unit 5 Eagle Wharf Court 59 Lafone Street
 1A Copper Row London SE1 2LH
 Flat 30 Anchor Brewhouse Shad Thames
 First To Third Floors 1 Gainsford Street 
London
 Basement And Ground Floor 4 Gainsford 
Street London
 Basement And Ground Floor 3 Gainsford 
Street London
 Tower Bridge Flowers The Boilerhouse 50 
Shad Thames
 Divine News The Boilerhouse 50 Shad 
Thames
 First Floor And Second Floor 212 Tower 
Bridge Road London
 Ground Floor 216 Tower Bridge Road 
London
 Second Floor 216 Tower Bridge Road 
London
 Unit 7 Eagle Wharf Court 59 Lafone Street
 Unit 6 Eagle Wharf Court 59 Lafone Street
 Unit 8 Eagle Wharf Court 59 Lafone Street
 Basement 42 Shad Thames London
 Unit 9 Eagle Wharf Court 59 Lafone Street
 32 Lafone Street London SE1 2LX
 Flat 22 The Boilerhouse 50 Shad Thames
 Flat 18 The Boilerhouse 50 Shad Thames
 Flat 23 The Boilerhouse 50 Shad Thames
 Flat 25 The Boilerhouse 50 Shad Thames
 Flat 24 The Boilerhouse 50 Shad Thames
 Flat 14 The Boilerhouse 50 Shad Thames
 Flat 13 The Boilerhouse 50 Shad Thames
 Flat 15 The Boilerhouse 50 Shad Thames
 Flat 17 The Boilerhouse 50 Shad Thames
 Flat 16 The Boilerhouse 50 Shad Thames
 Flat 36 The Boilerhouse 50 Shad Thames
 Flat 35 The Boilerhouse 50 Shad Thames
 Flat 41 The Boilerhouse 50 Shad Thames
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 Flat 43 The Boilerhouse 50 Shad Thames
 Flat 42 The Boilerhouse 50 Shad Thames
 Flat 31 The Boilerhouse 50 Shad Thames
 Flat 26 The Boilerhouse 50 Shad Thames
 Flat 32 The Boilerhouse 50 Shad Thames
 Flat 34 The Boilerhouse 50 Shad Thames
 Flat 33 The Boilerhouse 50 Shad Thames
 Flat 11 The Boilerhouse 50 Shad Thames
 Flat 8 Knot House 3 Brewery Square
 Flat 7 Knot House 3 Brewery Square
 Flat 9 Knot House 3 Brewery Square
 Flat 11 Knot House 3 Brewery Square
 Flat 10 Knot House 3 Brewery Square
 Flat 3 Knot House 3 Brewery Square
 Flat 2 Knot House 3 Brewery Square
 Flat 4 Knot House 3 Brewery Square
 Flat 6 Knot House 3 Brewery Square
 Flat 5 Knot House 3 Brewery Square
 Flat 6 The Boilerhouse 50 Shad Thames
 Flat 5 The Boilerhouse 50 Shad Thames
 Flat 8 The Boilerhouse 50 Shad Thames
 Flat 10 The Boilerhouse 50 Shad Thames
 Flat 9 The Boilerhouse 50 Shad Thames
 Flat 14 Knot House 3 Brewery Square
 Flat 12 Knot House 3 Brewery Square
 28 Horselydown Lane London
 Flat 4 The Boilerhouse 50 Shad Thames
 Flat 3 The Boilerhouse 50 Shad Thames
 36 Horselydown Lane London SE1 2LN
 Part 32 And 34 Horselydown Lane London
 37 Shad Thames London SE1 2NJ
 Flat 2 Swift And Stump 10 Gainsford Street
 47-49 Lafone Street London SE1 2LX
 Flat 54 The Boilerhouse 50 Shad Thames
 210 Tower Bridge Road London SE1 2UP
 45 Shad Thames London SE1 2NJ
 9 Gainsford Street London SE1 2NE
 First Floor 216 Tower Bridge Road London
 41 Shad Thames London SE1 2NJ
 Flat 63 The Boilerhouse 50 Shad Thames
 10 Gainsford Street London
 Bridge House 218 Tower Bridge Road 
London
 Carnival House 5 Gainsford Street London
 214 Tower Bridge Road London SE1 2UP
 9-10 Copper Row London SE1 2LH
 Flat 53 The Boilerhouse 50 Shad Thames
 Flat 52 The Boilerhouse 50 Shad Thames
 Flat 55 The Boilerhouse 50 Shad Thames
 Flat 60 The Boilerhouse 50 Shad Thames
 Flat 59 The Boilerhouse 50 Shad Thames
 Flat 45 The Boilerhouse 50 Shad Thames
 Flat 44 The Boilerhouse 50 Shad Thames
 Flat 49 The Boilerhouse 50 Shad Thames
 Flat 51 The Boilerhouse 50 Shad Thames
 Flat 50 The Boilerhouse 50 Shad Thames

 6 Brewery Square London SE1 2LF
 57 Lafone Street London SE1 2LX
 12 Horselydown Lane London SE1 2LN
 Flat 62 The Boilerhouse 50 Shad Thames
 The Boilerhouse 50 Shad Thames London
 7 Gainsford Street London SE1 2NE
 Flat 7 2 Gainsford Street London
 91 Tudor House 1 Duchess Walk London
 90 Tudor House 1 Duchess Walk London
 92 Tudor House 1 Duchess Walk London
 94 Tudor House 1 Duchess Walk London
 Flat 17 Compass Court 39 Shad Thames
 Flat 16 Compass Court 39 Shad Thames
 Flat 18 Compass Court 39 Shad Thames
 Flat 20 Compass Court 39 Shad Thames
 Flat 19 Compass Court 39 Shad Thames
 93 Tudor House 1 Duchess Walk London
 86 Tudor House 1 Duchess Walk London
 85 Tudor House 1 Duchess Walk London
 87 Tudor House 1 Duchess Walk London
 89 Tudor House 1 Duchess Walk London
 88 Tudor House 1 Duchess Walk London
 6 Windlesham House Duchess Walk London
 5 Windlesham House Duchess Walk London
 7 Windlesham House Duchess Walk London
 9 Windlesham House Duchess Walk London
 8 Windlesham House Duchess Walk London
 1 Windlesham House Duchess Walk London
 2 Windlesham House Duchess Walk London
 4 Windlesham House Duchess Walk London
 3 Windlesham House Duchess Walk London
 84 Tudor House 1 Duchess Walk London
 70 Tudor House 1 Duchess Walk London
 69 Tudor House 1 Duchess Walk London
 71 Tudor House 1 Duchess Walk London
 73 Tudor House 1 Duchess Walk London
 72 Tudor House 1 Duchess Walk London
 65 Tudor House 1 Duchess Walk London
 64 Tudor House 1 Duchess Walk London
 66 Tudor House 1 Duchess Walk London
 68 Tudor House 1 Duchess Walk London
 67 Tudor House 1 Duchess Walk London
 80 Tudor House 1 Duchess Walk London
 79 Tudor House 1 Duchess Walk London
 81 Tudor House 1 Duchess Walk London
 83 Tudor House 1 Duchess Walk London
 82 Tudor House 1 Duchess Walk London
 75 Tudor House 1 Duchess Walk London
 74 Tudor House 1 Duchess Walk London
 76 Tudor House 1 Duchess Walk London
 78 Tudor House 1 Duchess Walk London
 77 Tudor House 1 Duchess Walk London
 23 Chatsworth House Duchess Walk London
 22 Chatsworth House Duchess Walk London
 24 Chatsworth House Duchess Walk London
 26 Chatsworth House Duchess Walk London
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 25 Chatsworth House Duchess Walk London
 18 Chatsworth House Duchess Walk London
 17 Chatsworth House Duchess Walk London
 19 Chatsworth House Duchess Walk London
 21 Chatsworth House Duchess Walk London
 20 Chatsworth House Duchess Walk London
 33 Chatsworth House Duchess Walk London
 32 Chatsworth House Duchess Walk London
 34 Chatsworth House Duchess Walk London
 21 Tudor House 1 Duchess Walk London
 20 Tudor House 1 Duchess Walk London
 13 Tudor House 1 Duchess Walk London
 12 Tudor House 1 Duchess Walk London
 14 Tudor House 1 Duchess Walk London
 16 Tudor House 1 Duchess Walk London
 15 Tudor House 1 Duchess Walk London
 1 Tudor House 1 Duchess Walk London
 30 Tudor House 1 Duchess Walk London
 23 Tudor House 1 Duchess Walk London
 22 Tudor House 1 Duchess Walk London
 24 Tudor House 1 Duchess Walk London
 26 Tudor House 1 Duchess Walk London
 25 Tudor House 1 Duchess Walk London
 38 Tudor House 1 Duchess Walk London
 37 Tudor House 1 Duchess Walk London
 39 Tudor House 1 Duchess Walk London
 41 Tudor House 1 Duchess Walk London
 Flat 39 Anchor Brewhouse 50 Shad Thames
 Flat 38 Anchor Brewhouse 50 Shad Thames
 Flat 40 Anchor Brewhouse 50 Shad Thames
 Flat 61 Anchor Brewhouse 50 Shad Thames
 Flat 56 Anchor Brewhouse 50 Shad Thames
 Flat 27 Anchor Brewhouse 50 Shad Thames
 Flat 21 Anchor Brewhouse 50 Shad Thames
 Flat 28 Anchor Brewhouse 50 Shad Thames
 Flat 37 Anchor Brewhouse 50 Shad Thames
 Flat 29 Anchor Brewhouse 50 Shad Thames
 68 Gainsford Street London SE1 2NB
 67 Gainsford Street London SE1 2NB
 69 Gainsford Street London SE1 2NB
 71 Gainsford Street London SE1 2NB
 70 Gainsford Street London SE1 2NB
 42 Horace Jones House Duchess Walk 
London
 11 Godwin House Still Walk London
 10 Godwin House Still Walk London
 12 Godwin House Still Walk London
 29 Horace Jones House Duchess Walk 
London
 31 Horace Jones House Duchess Walk 
London
 30 Horace Jones House Duchess Walk 
London
 23 Horace Jones House Duchess Walk 
London

 22 Horace Jones House Duchess Walk 
London
 24 Horace Jones House Duchess Walk 
London
 26 Horace Jones House Duchess Walk 
London
 Flat 11 Compass Court 39 Shad Thames
 Flat 10 Compass Court 39 Shad Thames
 Flat 12 Compass Court 39 Shad Thames
 Flat 15 Compass Court 39 Shad Thames
 Flat 14 Compass Court 39 Shad Thames
 Flat 6 Admirals Court 30 Horselydown Lane
 Flat 5 Admirals Court 30 Horselydown Lane
 Flat 7 Admirals Court 30 Horselydown Lane
 Flat 9 Admirals Court 30 Horselydown Lane
 Flat 8 Admirals Court 30 Horselydown Lane
 Flat 1 Admirals Court 30 Horselydown Lane
 Part 32 Horselydown Lane London
 Flat 2 Admirals Court 30 Horselydown Lane
 Flat 4 Admirals Court 30 Horselydown Lane
 Flat 3 Admirals Court 30 Horselydown Lane
 Flat 9 Compass Court 39 Shad Thames
 53 Lafone Street London SE1 2LX
 55 Lafone Street London SE1 2LX
 43 Shad Thames London SE1 2NJ
 41 Lafone Street London SE1 2LX
 Flat 5 2 Gainsford Street London
 Flat 4 2 Gainsford Street London
 Flat 6 2 Gainsford Street London
 16 Horselydown Lane London SE1 2LN
 14 Horselydown Lane London SE1 2LN
 Flat 5 Compass Court 39 Shad Thames
 Flat 4 Compass Court 39 Shad Thames
 Flat 6 Compass Court 39 Shad Thames
 Flat 8 Compass Court 39 Shad Thames
 Flat 7 Compass Court 39 Shad Thames
 49 Shad Thames London SE1 2NJ
 47 Shad Thames London SE1 2NJ
 Flat 1 Compass Court 39 Shad Thames
 Flat 3 Compass Court 39 Shad Thames
 Flat 2 Compass Court 39 Shad Thames
 Flat 38 Admirals Court 30 Horselydown Lane
 36 Chatsworth House Duchess Walk London
 35 Chatsworth House Duchess Walk London
 28 Chatsworth House Duchess Walk London
 27 Chatsworth House Duchess Walk London
 29 Chatsworth House Duchess Walk London
 31 Chatsworth House Duchess Walk London
 30 Chatsworth House Duchess Walk London
 16 Chatsworth House Duchess Walk London
 2 Chatsworth House Duchess Walk London
 1 Chatsworth House Duchess Walk London
 3 Chatsworth House Duchess Walk London
 5 Chatsworth House Duchess Walk London
 4 Chatsworth House Duchess Walk London
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 11 Windlesham House Duchess Walk 
London
 10 Windlesham House Duchess Walk 
London
 12 Windlesham House Duchess Walk 
London
 3 Duchess Walk London SE1 2SD
 12 Chatsworth House Duchess Walk London
 11 Chatsworth House Duchess Walk London
 13 Chatsworth House Duchess Walk London
 15 Chatsworth House Duchess Walk London
 14 Chatsworth House Duchess Walk London
 7 Chatsworth House Duchess Walk London
 6 Chatsworth House Duchess Walk London
 8 Chatsworth House Duchess Walk London
 10 Chatsworth House Duchess Walk London
 9 Chatsworth House Duchess Walk London
 63 Tudor House 1 Duchess Walk London
 8 Tudor House 1 Duchess Walk London
 7 Tudor House 1 Duchess Walk London
 9 Tudor House 1 Duchess Walk London
 11 Tudor House 1 Duchess Walk London
 10 Tudor House 1 Duchess Walk London
 3 Tudor House 1 Duchess Walk London
 2 Tudor House 1 Duchess Walk London
 4 Tudor House 1 Duchess Walk London
 6 Tudor House 1 Duchess Walk London
 5 Tudor House 1 Duchess Walk London
 18 Tudor House 1 Duchess Walk London
 17 Tudor House 1 Duchess Walk London
 19 Tudor House 1 Duchess Walk London
 Front 55A Lafone Street London
 Rear 55A Lafone Street London
 Basement 53 Lafone Street London
 Flat 13 Compass Court 39 Shad Thames
 Basement And Ground Floor 212 Tower 
Bridge Road London
 Second Floor The Malt Mill Anchor 
Brewhouse 50 Shad Thames
 2 Duchess Walk London SE1 2SD
 6 Duchess Walk London SE1 2SD
 4 Duchess Walk London SE1 2SD
 Living Accommodation 218 Tower Bridge 
Road London
 Living Accommodation The River Rat And 
Brasserie 206-208 Tower Bridge Road
 The Horace Jones Vault Shad Thames 
London
 Ground Floor 42 Shad Thames London
 First And Second Floor 226 Tower Bridge 
Road London
 49 Tudor House 1 Duchess Walk London
 48 Tudor House 1 Duchess Walk London
 50 Tudor House 1 Duchess Walk London
 52 Tudor House 1 Duchess Walk London
 51 Tudor House 1 Duchess Walk London

 44 Tudor House 1 Duchess Walk London
 43 Tudor House 1 Duchess Walk London
 45 Tudor House 1 Duchess Walk London
 47 Tudor House 1 Duchess Walk London
 46 Tudor House 1 Duchess Walk London
 59 Tudor House 1 Duchess Walk London
 58 Tudor House 1 Duchess Walk London
 60 Tudor House 1 Duchess Walk London
 62 Tudor House 1 Duchess Walk London
 61 Tudor House 1 Duchess Walk London
 54 Tudor House 1 Duchess Walk London
 53 Tudor House 1 Duchess Walk London
 55 Tudor House 1 Duchess Walk London
 57 Tudor House 1 Duchess Walk London
 56 Tudor House 1 Duchess Walk London
 42 Tudor House 1 Duchess Walk London
 28 Tudor House 1 Duchess Walk London
 27 Tudor House 1 Duchess Walk London
 29 Tudor House 1 Duchess Walk London
 31 Tudor House 1 Duchess Walk London
 40 Tudor House 1 Duchess Walk London
 33 Tudor House 1 Duchess Walk London
 32 Tudor House 1 Duchess Walk London
 34 Tudor House 1 Duchess Walk London
 36 Tudor House 1 Duchess Walk London
 35 Tudor House 1 Duchess Walk London
 Management Suite Windlesham House 
Duchess Walk
 5 Copper Row London SE1 2LH
 2 Still Walk London SE1 2RD
 Unit 1 Bridgemasters House Duchess Walk
 Flat 48 Anchor Brewhouse 50 Shad Thames
 Flat 47 Anchor Brewhouse 50 Shad Thames
 Flat 57 Anchor Brewhouse 50 Shad Thames
 12 Horselydown Lane London
 Flat 58 Anchor Brewhouse 50 Shad Thames
 45 Lafone Street London SE1 2LX
 224-226 Tower Bridge Road London SE1 
2UP
 Flat 15 Knot House 3 Brewery Square
 10 Horselydown Lane London SE1 2LN
 First Floor The Malt Mill Anchor Brewhouse 
50 Shad Thames
 95 Tudor House 1 Duchess Walk London
 Unit 2 Bridgemasters House Duchess Walk
 96 Tudor House 1 Duchess Walk London
 98 Tudor House 1 Duchess Walk London
 97 Tudor House 1 Duchess Walk London
 Flat 46 Anchor Brewhouse 50 Shad Thames
 Flat 2 Anchor Brewhouse 50 Shad Thames
 Flat 1 Anchor Brewhouse 50 Shad Thames
 Flat 12 Anchor Brewhouse 50 Shad Thames
 Flat 20 Anchor Brewhouse 50 Shad Thames
 Flat 19 Anchor Brewhouse 50 Shad Thames
 1 Tower Bridge Road London SE1 2UP
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 43 Horace Jones House Duchess Walk 
London
 The Hard Hat Cafe Ltd 1 Tower Bridge Road 
London
 The Health Club And Spa Chatsworth House 
Duchess Walk
 193A Tower Bridge Road London SE1 2UP
 Flat 16 Butlers Wharf West 40 Shad Thames
 Flat 15 Butlers Wharf West 40 Shad Thames
 Flat 17 Butlers Wharf West 40 Shad Thames
 Flat 2 Butlers Wharf West 40 Shad Thames
 Flat 18 Butlers Wharf West 40 Shad Thames
 Flat 10 Butlers Wharf West 40 Shad Thames
 Flat 1 Butlers Wharf West 40 Shad Thames
 Flat 11 Butlers Wharf West 40 Shad Thames
 Flat 14 Butlers Wharf West 40 Shad Thames
 Flat 12 Butlers Wharf West 40 Shad Thames
 Flat 9 Butlers Wharf West 40 Shad Thames
 Flat 8 Butlers Wharf West 40 Shad Thames
 Flat 1 Cooperage Court 6 Gainsford Street
 Flat 3 Cooperage Court 6 Gainsford Street
 Flat 2 Cooperage Court 6 Gainsford Street
 Flat 4 Butlers Wharf West 40 Shad Thames
 Flat 3 Butlers Wharf West 40 Shad Thames
 Flat 5 Butlers Wharf West 40 Shad Thames
 Flat 7 Butlers Wharf West 40 Shad Thames
 Flat 6 Butlers Wharf West 40 Shad Thames
 The River Rat And Brasserie 206-208 Tower 
Bridge Road London
 63 Gainsford Street London SE1 2NB
 62 Gainsford Street London SE1 2NB
 64 Gainsford Street London SE1 2NB
 66 Gainsford Street London SE1 2NB
 65 Gainsford Street London SE1 2NB
 4 Horselydown Lane London SE1 2LN
 2 Horselydown Lane London SE1 2LN
 6 Horselydown Lane London SE1 2LN
 39 Lafone Street London SE1 2LX
 8 Horselydown Lane London SE1 2LN
 73 Gainsford Street London SE1 2NB
 72 Gainsford Street London SE1 2NB
 74 Gainsford Street London SE1 2NB
 5 Queen Elizabeth Street London SE1 2LP
 3 Queen Elizabeth Street London SE1 2LP
 14 Godwin House Still Walk London
 13 Godwin House Still Walk London
 6 Godwin House Still Walk London
 5 Godwin House Still Walk London
 7 Godwin House Still Walk London
 9 Godwin House Still Walk London
 8 Godwin House Still Walk London
 191 Tower Bridge Road London SE1 2UP
 189 Tower Bridge Road London SE1 2UP
 193 Tower Bridge Road London SE1 2UP
 9 Duchess Walk London SE1 2RZ
 7 Duchess Walk London SE1 2RZ

 16 Godwin House Still Walk London
 15 Godwin House Still Walk London
 17 Godwin House Still Walk London
 19 Godwin House Still Walk London
 18 Godwin House Still Walk London
 4 Godwin House Still Walk London
 43 Chatsworth House Duchess Walk London
 42 Chatsworth House Duchess Walk London
 44 Chatsworth House Duchess Walk London
 46 Chatsworth House Duchess Walk London
 45 Chatsworth House Duchess Walk London
 38 Chatsworth House Duchess Walk London
 37 Chatsworth House Duchess Walk London
 39 Chatsworth House Duchess Walk London
 41 Chatsworth House Duchess Walk London
 40 Chatsworth House Duchess Walk London
 5 Duchess Walk London SE1 2RY
 1 Godwin House Still Walk London
 3 Godwin House Still Walk London
 2 Godwin House Still Walk London
 48 Chatsworth House Duchess Walk London
 47 Chatsworth House Duchess Walk London
 49 Chatsworth House Duchess Walk London
 51 Chatsworth House Duchess Walk London
 50 Chatsworth House Duchess Walk London
 28 Horace Jones House Duchess Walk 
London
 27 Horace Jones House Duchess Walk 
London
 25 Horace Jones House Duchess Walk 
London
 38 Horace Jones House Duchess Walk 
London
 37 Horace Jones House Duchess Walk 
London
 39 Horace Jones House Duchess Walk 
London
 41 Horace Jones House Duchess Walk 
London
 40 Horace Jones House Duchess Walk 
London
 33 Horace Jones House Duchess Walk 
London
 32 Horace Jones House Duchess Walk 
London
 34 Horace Jones House Duchess Walk 
London
 36 Horace Jones House Duchess Walk 
London
 35 Horace Jones House Duchess Walk 
London
 21 Horace Jones House Duchess Walk 
London
 7 Horace Jones House Duchess Walk 
London
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 6 Horace Jones House Duchess Walk 
London
 8 Horace Jones House Duchess Walk 
London
 10 Horace Jones House Duchess Walk 
London
 9 Horace Jones House Duchess Walk 
London
 2 Horace Jones House Duchess Walk 
London
 1 Horace Jones House Duchess Walk 
London
 3 Horace Jones House Duchess Walk 
London
 5 Horace Jones House Duchess Walk 
London
 4 Horace Jones House Duchess Walk 
London
 17 Horace Jones House Duchess Walk 
London
 16 Horace Jones House Duchess Walk 
London
 18 Horace Jones House Duchess Walk 
London
 20 Horace Jones House Duchess Walk 
London
 19 Horace Jones House Duchess Walk 
London
 12 Horace Jones House Duchess Walk 
London
 11 Horace Jones House Duchess Walk 
London
 13 Horace Jones House Duchess Walk 
London
 15 Horace Jones House Duchess Walk 
London
 14 Horace Jones House Duchess Walk 
London
 Flat 37 Admirals Court 30 Horselydown Lane
 Flat 39 Admirals Court 30 Horselydown Lane
 Flat 41 Admirals Court 30 Horselydown Lane
 Flat 40 Admirals Court 30 Horselydown Lane
 Flat 33 Admirals Court 30 Horselydown Lane
 Flat 32 Admirals Court 30 Horselydown Lane

 Flat 34 Admirals Court 30 Horselydown Lane
 Flat 36 Admirals Court 30 Horselydown Lane
 Flat 35 Admirals Court 30 Horselydown Lane
 1 Brewery Square London SE1 2LF
 11-12 Copper Row London SE1 2LH
 4 Brewery Square London SE1 2LF
 Flat 1 Knot House 3 Brewery Square
 5 Brewery Square London SE1 2LF
 2 Copper Row London SE1 2LH
 1 Copper Row London SE1 2LH
 3 Copper Row London SE1 2LH
 7 Copper Row London SE1 2LH
 4 Copper Row London SE1 2LH
 Flat 31 Admirals Court 30 Horselydown Lane
 Flat 17 Admirals Court 30 Horselydown Lane
 Flat 16 Admirals Court 30 Horselydown Lane
 Flat 18 Admirals Court 30 Horselydown Lane
 Flat 20 Admirals Court 30 Horselydown Lane
 Flat 19 Admirals Court 30 Horselydown Lane
 Flat 11 Admirals Court 30 Horselydown Lane
 Flat 10 Admirals Court 30 Horselydown Lane
 Flat 12 Admirals Court 30 Horselydown Lane
 Flat 15 Admirals Court 30 Horselydown Lane
 Flat 14 Admirals Court 30 Horselydown Lane
 Flat 27 Admirals Court 30 Horselydown Lane
 Flat 26 Admirals Court 30 Horselydown Lane
 Flat 28 Admirals Court 30 Horselydown Lane
 Flat 30 Admirals Court 30 Horselydown Lane
 Flat 29 Admirals Court 30 Horselydown Lane
 Flat 22 Admirals Court 30 Horselydown Lane
 Flat 21 Admirals Court 30 Horselydown Lane
 Flat 23 Admirals Court 30 Horselydown Lane
 Flat 25 Admirals Court 30 Horselydown Lane
 Flat 24 Admirals Court 30 Horselydown Lane
 Flat 3 2 Gainsford Street London
 7 Eagle Wharf Court 59 Lafone Street 
London
 6 Eagle Wharf Court 59 Lafone Street 
London
 8 Eagle Wharf Court 59 Lafone Street 
London
 10 Eagle Wharf Court 59 Lafone Street 
London

Flat 23 Cooperage Court 6 Gainsford Street
 51 Eagle Wharf Court 59 Lafone Street 
London
 56 Eagle Wharf Court 59 Lafone Street 
London
 Flat 11 Knot House 3 Brewery Square
 Flat 38 Admirals Court 30 Horselydown Lane
 Vogan's Mill Wharf 17 Mill Street, Flat 19 
London
 11 Admirals Court 30 Horselydown Lane 
London

 4 Admirals Court 30 Horselydown Lane 
London
 4 Admirals Court 30 Horselydown Lane 
London
 Flat 51, Eagle Wharf Court Lafone Street 
London
 11 Knot House 3 Brewery Square London
 Flat 31 Admirals Court 30 Horselydown Lane
 Flat 23 Admirals Court 30 Horselydown Lane
 28 Anchor Brewhouse Shad Thames 
London
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 18 Eagle Wharf Court 43 Lafone Street 
London
 18 Eagle Wharf Court 43 Lafone Street 
London
 Flat 7 2 Gainsford Street London
 Suite 204, Butlers Wharf Building 36 Shad 
Thames London
 FLAT 1 ADMIRALS COURT 30 
HORSELYDOWN LANE LONDON
 33 Vanilla And Sesame Court Curlew Street 
London
 43 Blenheim House One Tower Bridge, 
Duchess Walk London
 Flat 2 Admirals Court 30 Horselydown Lane 
LONDON
 Ginger Apartments London Se1 2pa
 2 Gainsford Street London SE1 2NE
 7 Compass Court 39 Shad Thames London
 56 Eagle Wharf Court 43 Lafone Street 
London
 Flat 606 Cinnamon Wharf 24 Shad Thames 
LONDON
 Flat 28 Anchor Brewhouse 50 Shad Thames 
London
 Flat 56, Eagle Wharf Court 43 Lafone Street 
London
 Flat 20 Horselydown Mansions Lafone 
Street London
 28 Anchor Brewhouse Shad Thames 
London
 Flat 37 Anchor Brewhouse 50 Shad Thames 
London
 18 Eagle Wharf Court 43 Lafone Street 
London

 Andre 58 Anchor Brewhouse London
 Flat 1 Admirals Court 30 Horselydown Lane 
London
 Flat 20, The Cooperage 6 Gainsford Street 
London
 10 Admirals Court Horselydown Lane 
London
 88 Tudor House 1 Duchess Walk London
4 ADMIRALS COURT HORSLEYDOWN 
LANE LONDON
 20 New End Square NW3 1LN 
 24, Admirals Court London SE1 2LJ
 Flat 51 Eagle Wharf Court Lafone St London

STAMP
Conservation Area Advisory Group
Courage Yard Residents Association 
Shad Thames Resident’s Association 
Conservation Area Advisory Group
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APPENDIX 2

Appendix 2: Consultation responses received

Internal services

Highways Development and Management
Waste Management
Archaeology
Urban Forester
Archaeology
|Transport Team
Flood Risk Management team 
Local Economy Team
Planning Policy

Statutory and non-statutory organisations

Environment Agency
Thames Water
Transport for London
Great London Authority
Metropolitan Police Service (Designing Out crime
Historic England 
TFL
Design Review Panel 

Neighbour and local groups: 

STAMP
Conservation Area Advisory Group
Courage Yard Residents Association 
Shad Thames resident’s Association (objection letter from a daylighting specialist)
Admirals Court and Horselydown Square Resident’s (Letter from planning consultant 
appointed by the residents) 
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APPENDIX 3

Appendix 3: Relevant planning history

No relevant planning history
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APPENDIX 4

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 FORE Jersey X Limited Reg. 
Number

19/AP/1975

Application Type Major application 
Recommendation Case 

Number
165-224

Draft of Decision Notice

 for the following development:

Refurbishment of existing office building including new facades, the addition of a part 1, part 3  storey 
rooftop extension plus rooftop plant. The proposal comprises office uses at all floor levels with 
complementary, active and flexible uses (A1/A2/A3/B1a/D1/D2 excluding Education; Places of Worship; 
Public Hall; Law Courts; Music and Concert Venues; Dance and Sports Hall; Swimming Baths; Skating 
Rink; and Bingo Hall) at first floor, ground and lower ground floor, with associated access, landscaping, 
roof terraces and cycle parking (REVISED DESCRIPTION)

224-226 Tower Bridge Road London SE1 2UP 

In accordance with application received on 21 June 2019

and Applicant's Drawing Nos.: 

Existing Plans

LL602-100-0001, ST-E-02-099, ST-E-02-100, ST-E-02-101, ST-E-02-102, ST-E-02-103, ST-E-02-104, 
ST-E-02-105, ST-E-02-106, ST-E-03-101, ST-E-03-102, ST-E-03-103, ST-E-03-104, ST-E-04-101, ST-
E-04-102, ST-E-04-103

Proposed Plans

ST-02-099-P1, ST-02-100-P1, ST-02-101, ST-02-102, ST-02-103, ST-02-104, ST-02-105, ST-02-106, 
ST-02-107, ST-02-108, ST-02-109, ST-03-101, ST-03-102, ST-03-103, ST-03-104, ST-03-201, ST-03-
202, ST-03-203, ST-03-204, ST-03-301, ST-03-302, ST-303-303, ST-03-304, ST-03-305, ST-03-306, 
ST-04-401, ST-04-402, ST-04-403, ST-04-102, ST-04-103, LL602-100-0002, LL602-100-0003, LL602-
100-0004, LL602-100-0005, LL602-100-0006

Other Documents received 

Cover Statement, Planning Statement, Statement of Community Engagement, Design and Access 
Statement, Air Quality, Archaeological Assessment, Daylight/ Sunlight Assessment, Ecology 
Assessment, Sustainability & Energy Statement, Heritage & Townscape Visual Impact Assessment, 
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Landscape Plan, Flood Risk Assessment, Noise Impact Assessment, Construction Management Plan, 
Transport Assessment, Travel Plan, Framework Delivery and Servicing Management Plan.

 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.

 Permission is subject to the following Pre-Commencements Condition(s)
 Permission is subject to the following Pre-Commencements Condition(s)
2. The development hereby permitted shall not be carried out otherwise than in accordance with 

the following approved plans:

ST-02-099-P1, ST-02-100-P1, ST-02-101, ST-02-102, ST-02-103, ST-02-104, ST-02-105, ST-
02-106, ST-02-107, ST-02-108, ST-02-109, ST-03-101, ST-03-102, ST-03-103, ST-03-104, ST-
03-201, ST-03-202, ST-03-203, ST-03-204, ST-03-301, ST-03-302, ST-303-303, ST-03-304, 
ST-03-305, ST-03-306, ST-04-401, ST-04-402, ST-04-403, ST-04-102, ST-04-103, LL602-100-
0002, LL602-100-0003, LL602-100-0004, LL602-100-0005, LL602-100-0006

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

Permission is subject to a below Grade Condition

3. PROGRAMME OF ARCHAEOLOGICAL MITIGATION

Prior to basement excavation work for the new lift and stair core within the building authorised 
begins, the applicant shall secure an archaeological watching brief in accordance with a written 
scheme of investigation, which shall be submitted to and approved in writing by the Local 
Planning Authority.  

Reason:
In order that the details of the programme of works for the archaeological mitigation are suitable 
with regard to the impacts of the proposed development and the nature and extent of 
archaeological remains on site, in accordance with: the National Planning Policy Framework 
2019; Strategic Policy 12 (Design and Conservation) of the Core Strategy 2011, and; Saved 
Policy 3.19 (Archaeology) of the Southwark Plan 2007.

Permission is subject to the following above Grade Conditions
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)
Permission is subject to the following Grade Condition(s)

4. SAMPLE MATERIALS/PANELS/BOARDS

Prior to the construction of replacement cladding /facades on the building, material sample-
panels of all 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; the development 
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shall not be carried out otherwise than in accordance with any such approval given. 

Reason: 
In order to ensure that these samples will make an acceptable contextual response in terms of 
materials to be used, and achieve a quality of design and detailing in accordance with The 
National Planning Policy Framework 2019, Strategic Policy 12 - Design and Conservation of 
The Core Strategy 2011 and Saved Policies: 3.12 Quality in Design and 3.13 Urban Design of 
The Southwark Plan 2007.

5. FAÇADE CONSTRUCTION DETAILS

Prior to the construction of replacement cladding /facades on the building, typical façade  details 
of each façade type  at a scale of 1/5 shall be submitted to and approved in writing by the Local 
Planning Authority; the development shall not be carried out otherwise than in accordance with 
any such approval given. 

Reason: 
In order to ensure that these samples will make an acceptable contextual response in terms of 
materials to be used, and achieve a quality of design and detailing in accordance with The 
National Planning Policy Framework 2019, Strategic Policy 12 - Design and Conservation of 
The Core Strategy 2011 and Saved Policies: 3.12 Quality in Design and 3.13 Urban Design of 
The Southwark Plan 2007.

6. LIGHTING

Prior to the construction of replacement cladding /facades on the building, details of any 
external lighting [including design, power and position of luminaries] and security surveillance 
equipment of external areas surrounding the building shall be submitted to and approved by the 
Local Planning Authority in writing before any such lighting or security equipment is installed. 
The development shall not be carried out otherwise in accordance with any such approval 
given.

Reason
In order that the Council may be satisfied as to the details of the development in the interest of 
the visual amenity of the area, the safety and security of persons using the area and the 
amenity and privacy of adjoining occupiers in accordance with The National Planning Policy 
Framework 2019,  Strategic Policy 12 Design and Conservation and Strategic Policy 13  High 
environmental standards of The Core Strategy 2011 and Saved Policies 3.2 Protection of 
Amenity of the Southwark Plan 2007.

 7. BREEAM REPORT AND POST CONSTRUCTION REVIEW

(a) 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 'very 
good or 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;

(b) 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.
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Reason
To ensure the proposal complies with The National Planning Policy Framework 2019, 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.

 8. DETAILS OF THE IMPACT ON TELECOMMUNICATIONS SERVICES

Prior to the construction of replacement cladding /facades on the building, details of how the 
impact of the development on television, radio and other telecommunications services will be 
assessed, the method and results of surveys carried out, and the measures to be taken to 
rectify any problems identified shall be submitted to and approved in writing by the Local 
Planning Authority. The premises shall not be occupied until any such mitigation measures as 
may have been approved have been implemented.

Reason
In order to ensure that any adverse impacts of the development on reception of residential 
properties is identified and resolved satisfactorily in accordance with The National Planning 
Policy Framework 2019, Strategic Policy 13 - High environmental standards of The Core 
Strategy 2011 and Saved Policy 3.2 Protection of Amenity of the Southwark Plan 2007.

 9. MANAGEMENT of D1 and D2 uses

Prior to fit out of any D1 and D2 use areas within the building, a plan for the management of the 
D1 and D2 uses is to be submitted to and approved by the local planning authority. The 
management plan is to include details on the position of the D uses within the building, sound 
reduction measures and targets, and operating hours. The provisions of the plan are to be 
adhered to thereafter. 

Reason:
To ensure that occupiers of neighbouring premises do not suffer a loss of amenity by reason of 
noise nuisance in accordance with: the National Planning Policy Framework 2019; Strategic 
Policy 13 (High Environmental Standards) of the Core Strategy 2011, and; Saved Policy 3.2 
(Protection of Amenity) of the Southwark Plan 2007.

 10. SECURITY MEASURES

Prior to the construction of replacement cladding /facades on the building, details of security 
measures shall be submitted and approved in writing by the Local Planning Authority.

Any such security measures shall be implemented prior to occupation in accordance with the 
approved details which shall seek to achieve the 'Secured by Design' accreditation award from 
the Metropolitan Police. 

Reason:
In pursuance of the Local Planning Authority's duty under section 17 of the Crime and Disorder 
Act 1998 to consider crime and disorder implications in exercising its planning functions and to 
improve community safety and crime prevention, in accordance with: the National Planning 
Policy Framework 2019; Strategic Policy 12 (Design and Conservation) of the Core Strategy 
2011, and; Saved Policy 3.14 (Designing out crime) of the Southwark Plan 2007. 

 11. DRAINAGE

Prior to the construction of replacement cladding /facades on the building, attenuation details to 
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achieve a reduction of 50% of water-run-off to be submitted to and approved by the local 
planning authority. The details are to be implemented and maintained thereafter. 

Reason:
To reduce the amount of surface water run-off from the site,  in accordance with: the National 
Planning Policy Framework 2019; Strategic Policy 13 (High Environmental Standards) of the 
Core Strategy 2011, and; Saved Policy 3.9 (Water) of the Southwark Plan 2007.

 12. SHOWER AND CHANGING FACILITIES

Prior to the internal fit out of basement of the building, submit details of shower and changing 
facilities for cyclists for approval. The showers and changing room facilities will be provided in 
accordance with the approved details. 

Reason:
To ensure compliance with: the National Planning Policy Framework 2019; Strategic Policy 2 
(Sustainable Transport) of the Core Strategy 2011, and; Saved Policy 5.2 (Transport Impacts) of 
the Southwark Plan 2007.

 13. CYCLE RACKS

Prior to the internal fit out of basement of the building, submit details of cycle racks for approval. 
The racks will be provided in accordance with the approved details.

Reason:
To ensure compliance with: the National Planning Policy Framework 2019; Strategic Policy 2 
(Sustainable Transport) of the Core Strategy 2011, and; Saved Policy 5.2 (Transport Impacts) of 
the Southwark Plan 2007.

. 
14. PRIVACY

Prior to the construction of replacement cladding /facades on the building, details of the 
balustrades of the roof terraces showing measures to prevent overlooking of surrounding 
residential buildings to the east shall be submitted to and approved by Local Planning Authority; 
the development shall not be carried out otherwise than in accordance with any such approval 
given. 

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

15. NOISE

Plant installed shall be fully in accordance with the details in Scotch Partners External Noise 
Assessment (Revision 02 of 31/05/2019). Prior to installation of any plant by future tenants, full 
details of the plant and an assessment of compliance with limits detailed in this assessment 
shall be submitted to and approved by the local planning authority. Once installed all plant shall 
be permanently maintained as approved thereafter.

Reason
To ensure that occupiers of neighbouring premises do not suffer a loss of amenity by reason of 
noise nuisance or the local environment from noise creep due to plant and machinery in 



Southwark Council, PO BOX 64529, London SE1P 5LX • southwark.gov.uk • facebook.com/southwarkcouncil • twitter.com/lb_southwark 

accordance with the National Planning Policy Framework 2012, Strategic Policy 13 High 
Environmental Standards of the Core Strategy 2011 and Saved Policy 3.2 Protection of Amenity 
of the Southwark Plan (2007).

Permission is subject to the following Pre-Occupation Condition(s)

Permission is subject to the following Pre-Occupation Condition(s)
Permission is subject to the following Pre-Occupation Condition(s)
Permission is subject to the following Pre-Occupation Condition(s)
Permission is subject to the following Pre-Occupation Condition(s)

16. ELECTRIC VEHICLE CHARGER POINTS

Before the first occupation of the building hereby approved, details of the installation (including 
location and type) of an electric vehicle charger point within the car parking area shall be 
submitted to and approved in writing by the Local Planning Authority and the electric vehicle 
charger point shall be installed prior to occupation of the development and the development 
shall not be carried out otherwise in accordance with any such approval given.

Reason:
To encourage more sustainable travel, in accordance with: the National Planning Policy 
Framework 2019; Strategic Policy 2 (Sustainable Transport) of the Core Strategy 2011, and; 
Saved Policies 3.1 (Environmental Effects) and 5.2 (Transport Impacts) of the Southwark Plan 
2007

17. TRAVEL PLAN AND DETAILED TRANSPORT METHODS SURVEY

a)    Before the first occupation of the building hereby permitted commences, the applicant shall 
submit in writing and obtain the written approval of the Local Planning Authority to a Travel Plan 
setting out the proposed measures to be taken to encourage the use of modes of transport 
other than the car by all users of the building, including staff and visitors.

b)    At the start of the second year of operation of the approved Travel Plan, a detailed survey 
showing the methods of transport used by all those users of the building to and from the site 
and how this compares with the proposed measures and any additional measures to be taken 
to encourage the use of public transport, walking and cycling to the site  shall be submitted to 
and approved in writing by the Local Planning Authority and the development shall not be 
carried out otherwise in accordance with any such approval given.

Reason:
In order that the use of non-car based travel is encouraged in accordance with: the National 
Planning Policy Framework 2019, Strategic Policy 2 (Sustainable Transport) of The Core 
Strategy 2011, and; Saved Policies 5.2 (Transport Impacts), 5.3 (Walking and Cycling) and 5.6 
(Car Parking) of the Southwark Plan 2007. 

18. SERVICE MANAGEMENT PLAN

Before the first occupation of the development   hereby permitted, a Service Management Plan 
detailing how all elements of the site are to be serviced shall be submitted to and approved in 
writing by the Local Planning Authority. 

The development shall be carried out in accordance with the approval given and shall remain 
for as long as the development is occupied.

Reason:
To ensure compliance with: the National Planning Policy Framework 2019; Strategic Policy 2 
(Sustainable Transport) of the Core Strategy 2011, and; Saved Policy 5.2 (Transport Impacts) of 
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the Southwark Plan 2007. 

19. DISABLED PARKING

Prior to occupation of the development hereby approved, 1no.disabled parking space available 
for commercial occupants) as shown on the drawing(s) referenced ST-02-100 P1 ; hereby 
approved, shall be made available and retained for the purposes of car parking for the disabled 
for as long as the development is occupied.

Reason:
To ensure that the parking spaces for disabled people are provided and retained in accordance 
with: The National Planning Policy Framework 2019; Strategic Policy 2 (Sustainable Transport) 
of the Core Strategy 2011, and; Saved Policy 5.7 (Parking Standards for Disabled People and 
the Mobility Impaired) of the Southwark Plan 2007.  

20. PROVISION OF REFUSE STORAGE

Before the first occupation of the development  hereby approved, the refuse storage 
arrangements shall be provided as detailed on the drawings hereby approved and shall be 
made available for use by the occupiers of the dwellings/premises. 

The facilities provided 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 2019; Strategic Policy 13 (High 
Environmental Standards) of the Core Strategy 2011, and; Saved Policies 3.2 (Protection of 
Amenity) and 3.7 (Waste Reduction) of The Southwark Plan 2007

21. HARD AND SOFT LANDCAPING

Before the first occupation of the development  hereby approved, detailed drawings of a hard 
and soft landscaping scheme showing the ground floor light well, first floor courtyard and the 
proposed roof gardens, 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 and seeding  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: Chapters 8, 12, 15 and 16 of the National Planning Policy Framework 2019; Strategic 
Policies 12 (Design and conservation) and 13 (High Environmental Standards) of The Core 
Strategy 2011, and; Saved Policies 3.2 (Protection of Amenity), 3.12 (Quality in Design) 3.13 
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(Urban Design) and 3.28 (Biodiversity) of the Southwark Plan 2007.

Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)

22. CONTAMINATION

The developer shall maintain a watching brief for the presence of ground contamination during 
the lift core excavation.  If during development contamination not previously identified is found 
to be present at the site, then no further development (unless otherwise agreed in writing with 
the Local Planning Authority [LPA]) shall be carried out until the developer has submitted and 
obtained written approval from the LPA for a remediation strategy detailing how this 
unsuspected contamination shall be dealt with. The remediation strategy shall be implemented 
as approved, verified and reported to the satisfaction of the LPA.

Reason:
There is always the potential for unexpected contamination to be identified during development 
ground works. The Environment Agency and the Environmental Protection Team should be 
consulted in the event that any contamination is identified. 

23. NOISE

The combined rated sound level from all plant, together with any associated ducting shall not 
exceed the Background sound level (LA90 15min) at the nearest noise sensitive premises. 
Furthermore, the plant Specific sound level shall be 10dB(A) or more below the background 
sound level in this location. For the purposes of this condition the Background, Rating and 
Specific sound levels shall be calculated in full accordance with the methodology of 
BS4142:2014

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

24. RESTRICTION ON THE INSTALLATION OF APPURTENANCES ON THE ELEVATIONS

No meter boxes, flues, vents or pipes [other than rainwater pipes] or other appurtenances not 
shown on the approved drawings shall be fixed or installed on the street elevation[s] of the 
building[s].

Reason:
To ensure such works do not detract from the appearance of the building (s) in accordance with: 
the National Planning Policy Framework 2019; Strategic Policy 12 (Design and Conservation) of 
the Core Strategy 2011, and; Saved Policies 3.12 (Quality in Design) and 3.13 (Urban Design) 
of the Southwark Plan 2007.

25. SUSTAINABILITY

The proposals and targets of the approved Sustainability and Energy Strategy with regard to  
Environmental Design and Sustainability and Energy Strategy are to be implemented and 
achieved. 
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Reason
To ensure the proposal complies with The National Planning Policy Framework 2019, 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.

26. RESTRICTION ON THE INSTALLATION OF TELECOMMUNICATIONS EQUIPMENT

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 2019; 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.

27. RESTRICTION ON THE INSTALLATION OF ROOF PLANT

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 2019, 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.

28. RESTRICTION ON USE WITHIN THE USE CLASS HEREBY PERMITTED

Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order and any 
associated provisions of the Town and Country Planning General Permitted Development Order 
(including any future amendment of enactment of those Orders) the use hereby permitted shall 
not include any 1) A4 uses  2)  clinics, health centres, day nurseries, day centres, schools, halls, 
places of worship, law courts within the D1 use class, and 3) bingo and dance halls, swimming 
baths, skating rinks, gymnasiums, or area for indoor or outdoor sports within the D2 use class. 

Reason:
In granting this permission the Local Planning Authority has had regard to the special 
circumstances of this case and wishes to have the opportunity of exercising control over any 
subsequent alternative use, in accordance with: the National Planning Policy Framework 2019; 
Strategic Policy 13 (High environmental standards) of the Core Strategy 2011, and; Saved 
Policy 3.2 (Protection of Amenity) of the Southwark Plan 2007.

29. HOURS OF USE OF OUTDOOR AMENITY AREA(S)

Other than for maintenance purposes, repair purposes or means of escape, the rooftop amenity 
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areas shall not be used outside of the following hours:
8:00am to 9:pm; on Mondays to Fridays
9:00am to 14:00pm; on Saturdays.

They shall not be used on Sundays or bank holidays. 

Reason:
To ensure that occupiers of neighbouring premises do not suffer a loss of amenity by reason of 
noise nuisance in accordance with: the National Planning Policy Framework 2019; Strategic 
Policy 13 (High Environmental Standards) of the Core Strategy 2011, and; Saved Policy 3.2 
(Protection of Amenity) of the Southwark Plan 2007.

30. CONSTRUCTION MANAGEMENT PLAN

The proposals of the approved Construction Management Plan are to be implemented and 
maintained throughout the construction period. 

Reason
To ensure the proposal complies with The National Planning Policy Framework 2019, Strategic 
Policy 13 - High Environmental Standards of The Core Strategy 2011, Saved Policy 5.2 
(Transport Impacts), 3.2 Protection of Amenity of the Southwark Plan 2007. 

Informatives

1. Listed Building consent will be required for the abutment of the building with the Accumulator Tower 
of Tower Bridge. This should be sought prior to the replacement of cladding on the application 
building and should include measures to protect the accumulator tower building during construction. 

2. Under the Environmental Permit (England and Wales) Regulations 2016 a Flood Risk Activity Permit 
(‘FRAP’) will be required from the Environment Agency for any enabling works for the storage of 
materials and/or scaffolding for any building within 16m of a tidal main river. 


