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Item No. Classification: |Date: Meeting Name:

7.1 OPEN 07.09.2021 Planning Committee

Report title: Development Management planning application:
Redevelopment of the site comprising demolition of the existing
buildings and erection of a new part 22/part 15 storey building (with
three levels of basement) comprising Office (Class E), Public House
(Sui Generis), 66 flats (Class C3) and flexible Office/Community use
(Class E/F2) together with public realm improvements and other
associated works.
Address: Land, Including Edward Edwards House And The Prince
William Pub, Suthring House, At 216-220 Blackfriars Road (north Of
Nicholson Street), SE1

Ward(s) or Borough and Bankside

groups

affected:

From: Director of Planning and Growth

Application Start Date  11.12.2020 PPA Expiry Date 28.01.2022

Earliest Decision Date  14.02.2021

RECOMMENDATION

That planning permission be granted subject to conditions, the applicant
entering into an appropriate legal agreement, and referral to the Mayor of
London.

In the event that the requirements of paragraph 1 above are not met by 28
January 2022, the director of planning and growth be authorised to refuse
planning permission, if appropriate, for the reasons set out in paragraph 364.

EXECUTIVE SUMMARY

This application seeks to redevelop existing buildings on land fronting Blackfriars
Road, Nicholson Street and Chancel Street to provide offices, a public house
and 62 almshouse dwellings. The building would range from 15 to 22 storeys in
height. The applicant is Southwark Charities, who own and operate the existing
Edward Edwards House almshouses, and also own the adjacent land to the
immediate north, although this does not form part of the current application.
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This northern part of Blackfriars Road is undergoing rapid change, with new
buildings of significant height and increased densities, responding to the location
within a highly accessible part of the Central Activities Zone. There is increased
interest in building office and commercial schemes in this area, which is
consistent with development plan policies reflecting the important role of the CAZ
in Londonds economy.

The application would see the pub, the Prince William Henry, replaced with a
new public house use with outdoor seating, a large scale office capable of
providing around 2,270 jobs, 62 new almshouse flats (plus a caretakers flat and
three small visitor units). The almshouses would all be defined as affordable
housing and specifically designed for older people. They provide good quality
accommodation, and benefit from communal and social spaces and landscaped
terraces. This part of the wider development also provides a community space
and affordable offices earmarked for charities.

The site forms part of a wider site allocation, NSP13, in the emerging New
Southwark Plan. Whilst this application only covers the southern part of the wider
allocation site, the uses proposed are consistent with the allocation, increasing
the quantity of offices, providing an active frontage to Blackfriars Road, re-
providing the almshouses, and providing new public realm and routes. It does
not provide general needs housing (Class C3 use) (which is identified as a
60shoul dé in the allocation), but gi
potential for more homes if the northern area of the allocation came forward, this
is acceptable.

The building is tall, standing 22 storeys high as it fronts Blackfriars Road and
returns into Nicholson Street, and 15 storeys at the rear, fronting Chancel Street.
Although on the periphery of the cluster of very tall buildings at the northern end
of Blackfriars Road, it is noticeably taller than its immediate neighbours, and will
be a prominent feature in views from the lower rise areas to the east. The building
has been carefully designed, using high quality materials, and on balance it is
concluded that the scale can be justified when taking due account of the high
quality design, and contribution to public realm.

A new public and communal garden space is provided at the eastern end of the
site, fronting Chancel Street. This would act as a welcome break in the street
scene, and a suitable setting for the tall building. Additional public realm
improvements are included to the route along the northern edge of the site, and
on Blackfriars Road.

The report sets out the Ol ess than
and balances this with the public benefits of the scheme. It also sets out the
impact on amenity for neighbours, particularly those on the Rochester Estate to
the south, which arises from the scale of the building, and concludes that whilst
the harm is substantial in some cases, it is consistent with the need to apply the
BRE tests flexibly in dense urban environments.

The building performs well in terms of its carbon impact, with 50% savings in
carbon emissions achieved against Part L of the Building Regulations 2013. This
is through building fabric efficiencies and reducing energy demand in line with
London Plan 2021 policies, in addition to renewable energy generation through
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PV panels and air source heat pumps. The remaining 50% balance to zero
carbon would be met by an off-set payment of approximately £638,400 to be
secured by S106 obligation. The non-residential elements of the proposal would
achi eve BREEAM O0Excellent, d in compl

The transport impacts are not significant givent he si teds OExc

and servicing for all but larger vehicles would be contained within the site.

Contributions would be secured through the s106 agreement for contributions to

TfLOs Santander cycl e hire antobntbltargeltst
set and financial contributions secured against these for delivery and servicing

arrangements and a travel plan to minimise trips and encourage active travel.

| n response to t he Council 6s statu
comments in support were received from members of the public. The objections
were from residents very close to the site, raising strong objections to the scale
and resultant impact on amenity. The comments in support were from a much
wider geographical area, generally noting the contribution to affordable housing
for older people, and supporting the work of Southwark Charities, and most came
from charities and organisations wit
1 report supported the application, including strong support for the provision of
the affordable housing element for older people, subject to clarification and
resolving issues regarding the impacts of the proposal as a tall on microclimate,
energy and sustainability, and transport. This issues were subsequently
resolved during the application determination period.

The application would create good quality affordable homes, modern offices,
and an active and dynamic frontage to Blackfriars Road, within a building with a
distinctive and attractive architecture. The scheme is compliant with adopted
and emerging development plan policy, when read as a whole, and as such the
report recommends that planning permission be granted.

BACKGROUND INFORMATION
Site location and description

The site comprises an approximately 0.34ha parcel of land located between
Blackfriars Road to the west, neighbouring residential and commercial buildings
and an associated car park to the north, Chancel Street to the east and Nicholson
Street to the south.

The site currently contains two low-rise post-war buildings: Suthring House is a
mixed use building with the Prince William Henry public house on the ground
floor. It has a large area of external seating fronting Blackfriars Road. Six self-
contained residential units are located in the upper two storeys of the building.
The remainder of the site is largely taken up by the two storey Edward Edwards
House. This is a perimeter block with an internal courtyard garden. The building
hosts 25 almshouse flats, owned and managed by Southwark Charities.
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Existing Site Plan
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The buildings to the north of the site comprise Conoco House and Quadrant
House. The former faces Blackfriars Road as a commercial building, the latter
being located to the rear of this and comprising social rented housing owned by
L&Q. Between the application site and these buildings is an hard landscaped
public route that connects Blackfriars Road with Chancel Street onto Treveris
Street to the east through a railway viaduct. Both are 9 storey buildings. To the
east bounding Chancel St is the railway viaduct, along with some smaller-scale
4 storey Victorian and Georgian buildings to the south east. To the south is a
low-rise council estate comprising rows of 2-3 storey houses and flats, with
properties on Nicholson Street facing the application site.

|
|

The application site is under the same freehold ownership as the two buildings
(Conoco House and Quadrant House) and car parking area to the north.
Together these comprise a site allocation in the draft New Southwark Plan,
NSP13.

The buildings on the site are not listed, nor is it located in a conservation area.
No.s 43 and 44 Dolben Streetare located to the south east in the immediate
vicinity of the site and, adjacent to the Victorian buildings located on Chancel
Street. These buildings are Grade Il listed. The site is located in the setting of
the Roupell Street and Waterloo Conservation Areas, located in LB Lambeth to
the west.
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The site is additionally within the vicinity of the Grade Il listed Christchurch
located approximately 85m to the north east on the opposite side of Blackfriars
Road. The surrounding churchyard gardens are designated and protected as
Borough Open Land (BOL). 1 i 3 Stamford Street, also Grade Il listed, are
located further to the north also within the setting of the site.

Blackfriars Road hosts a range of local transport infrastructure, including
numerous bus stops, the nearest London Underground station at Southwark
Station approximately 150m to the south, and dedicated segregated cycle routes
as part of Cycle Superhighway 6. Nicholson Street hosts a portion of one of
Londaycleé Qui et ways. 0

Existing building i Suthring House
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Details of proposal

Planning consent is sought for the redevelopment of the site to include demolition
of the existing buildings and the erection of a part 22 and part 15 storey mixed
use building with associated public realm. The single building would comprise
two volumes: the largest and tallest primarily providing E class office floorspace,
with a public house (formerly Class A4, now Sui Generis use) on the ground floor
and within a mezzanine level.

The massing of the office block element would accommodate set backs and step
downs in height across levels 16, 18 and 20. These step backs would
accommodate accessible external roof terraces to provide amenity space for the
office occupants.

Both the office and public house elements would have their primary access
fronting onto Blackfriars Road, with the public house located in the northern-most
corner of the site. Servicing access for both of these uses would be provided
from Nicholson Street to the south. An on-site loading bay would be provided for
smaller vehicles within the proposed building, while larger delivery vehicles
would utilise a bay on Nicholson Street for loading and unloading. Basement
level cycle parking and associated facilities (showers, changing rooms, lockers)
would be provided for the office, also accessed from Nicholson Street.

Proposed Ground floor site slan
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The public house would have areas of external seating both on the Blackfriars
Road and off the retained east-west publicroute (t o be call ed
running between the site and Conoco House to the north. The public house
frontage would double height, while the office frontage would be triple height with
a large atrium, including mezzanine levels, behind.

The second volume of the proposed building comprises a 15 storey block fronting
onto Chancel Street, to provide a community use and affordable workspace on
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ground floor level and first floor levels, with 66 units of residential accommodation
above. 62 one-bed flats would be to provide affordable housing (almshouses) for
elderly occupants, to be managed by Southwark Charities. 3 of the units would
provide guest suites for visitors, while the final unit would be a flat for an on-site
care taker.

The almshouses accommodation block would be set back from the Chancel
Street frontage to accommodate a new public space. This would be landscaped
with a view to being accessible by both the public and as a communal garden for
the almshouse residents. The residents would additionally have their own roof
top amenity space at the top of the 15 storey the block.

The building would be faced primarily in terracotta tiles and glazing utilised in a
variety of colours and arrangements to provide a distinctive pattern and
character. The two primary elements of the development (the offices and the
almshouses) would be distinguished by the change in elevation detail and colour:
in the image below the larger Blackfriars Road office element has a red/orange
colour scheme, while the residential almshouses block would be yellow.

Proposed Blackfriars Road offices

Blackfriars Road elevation, showing office entrance

Planning History

Planning history of the site

The site was subject to a pre-application enquiry under references 19/EQ/0193.
The main issues discussed related to layout, height, scale massing, land use and
impact on views and heritage assets.
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Planning history of adjoining or nearby sites.

A number of developments within the vicinity of the application site along
Blackfriars Road have been granted planning permission in recent years:

Application reference no.: 09/AP/1749

Application type: Full planning permission

For: Demolition of existing building and erection of a new 14 storey building
(maximum 47.93m AOD) incorporating two hotels with a total of 477 bedrooms
(Class C1 - total floorspace 16414sgm GIA) each with restaurant (Class A3 -
total floorspace 142sgm GIA) and bar (Class A4 - total floorspace 92sgqm GIA),
landscaping, plant and machinery and ancillary works, including works to
Blackfriars Road and Meymott Street.

Address: 46-49 Blackfriars Road London SE1 8NZ

Decision: Granted with legal agreement

Decision Issued Date: 09/11/2009

Application reference no.: 10/AP/3372

Application type: Full planning permission

For: Erection of a 20 storey building with basement (maximum 89m AOD) to
provide 29,198sgm of office floorspace and 455sgm of ground floor retail
floorspace (Class A1/A2/A3/A4), with plant, rear servicing area and cycle
parking.

231-241 Blackfriars Road London SE1 8NW

Decision: Granted with legal agreement

Decision Issued Date: 15/06/2011

Application reference no.: 15/AP/0237

Application type: Full planning permission

For: Redevelopment of land and buildings to provide a part 7, part 12, part 14
storey building plus basement, ground and mezzanine levels, comprising office
(Class B1) and hotel (Class C1) with ancillary cafe/bar/restaurant and other
associated supporting facilities, ancillary plant, servicing, and cycle parking and
associated highway and public realm improvements.

Wedge House 32-40 Blackfriars Road London SE1 8PB

Decision: Granted with legal agreement

Decision Issued Date: 26/08/2015

Application reference no.: 16/AP/1660

Application type: Full planning permission

For: Demolition of existing office building (Class Bla) and redevelopment to
provide a part 13, part 22 storey building plus basement comprising offices
(Class Bla) with retail (Classes A1/A3 and A4) together with servicing, car
parking and landscaping.

41-45 Friars Bridge Court Blackfriars Road London Southwark SE1 8NZ
Decision: Granted with legal agreement

Decision Issued Date: 11/11/2016 (note: planning permission has lapsed)

Application reference no.: 16/AP/5239

Application type: Full planning permission

For: Redevelopment of site to create four levels of basement and the erection of
six buildings ranging from five to 53 storeys plus plant (heights ranging from
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23.1m AOD - 183.5m AOD) to provide; office space (Class B1); 548 room hotel
(Class C1); 288 residential units (Class C3); flexible retail uses (Classes
A1/A2/A3/A4); restaurant (Class A3); music venue (Class D2); storage (Class
B8); new landscaping and public realm; reconfigured vehicular and pedestrian
access; associated works to public highway; ancillary servicing and plant; car
parking and associated works.

Land At 18 Blackfriars Road Bounded By Stamford Street Paris Garden And
Christ Church Gardens London SE1 8NY

Decision: Granted with legal agreement

Decision Issued Date: 21/06/2018

Application reference no.: 20/AP/1189

Application type: Full planning permission

Redevelopment of the site including the demolition of Nos. 49-56 Hatfields and
No 1 Joan Street to provide an 17 storey (plus plant) building above Southwark
Underground Station accommodating Class Bl office space and Class
A1/A2/A3/A4 retail space. The development includes associated basement
construction, public realm improvements and associated highways works
including the closure of Joan Street.

Southwark Underground Station The Cut, 68-70 Blackfriars Road London
Southwark

Status: Resolution to grant planning permission agreed 17/03/2021,
subject to completion of S106 agreement

Application reference no.: 21/AP/0737

Application type: Full planning permission

Demolition of existing buildings to allow for the erection of a new building up to
eight storeys in height (plus roof plant and basement) to provide Class E
accommodation including office and retail floorspace. The development will
include improvements to the low line and public realm, cycle parking, provision
of a service bay and other associated works.

33-36 Bear Lane London Southwark SE1 OUH

Status: Under consideration/assessment

KEY ISSUES FOR CONSIDERATION

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

Principle of the proposed development in terms of land use;

Housing issues, including affordable housing, housing mix and quality of
residential accommodation

91 Design issues, including layout, building heights, architectural treatment and
landscaping

Heritage considerations

Impact of proposed development on amenity of adjoining occupiers and
surrounding area, including privacy, daylight and sunlight

Transport and highways, including servicing, car parking and cycle parking
Archaeology

1
T

= =

= =
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1 Environmental matters, including construction management, flooding, air
guality and microclimate

1 Energy and sustainability, including carbon emission reduction

1 Planning obligations (S.106 undertaking or agreement)

1 Mayoral and borough community infrastructure levy (CIL)

1 Consultation responses and community engagement

1 Community impact, equalities assessment and human rights

T

hese matters are discussed i n deepoati
Legal context

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. Section 72 of the Planning (Listed
Buildings and Conservation Areas) Act 1990 requires decision-makers
determining planning applications for development within Conservation Areas to
pay special attention to the desirability of preserving or enhancing the character
or appearance of that area. Section 66 of the Act also requires the Authority to
pay special regard to the desirability of preserving listed buildings and their
setting or any features of special architectural or historic interest which they
possess.

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

The statutory development plans for the Borough comprise the London Plan
2021, Southwark Core Strategy 2011, and saved policies from The Southwark
Plan (2007). The National Planning Policy Framework (2021) and emerging
policies constitute material considerations but are not part of the statutory
development plan. A list of policies which are relevant to this application is
provided below. Any policies which are particularly relevant to the consideration
of this application are highlighted in the report.

The site is located within:

The Central Activities Zone (CAZ)

The Bankside, Borough and London Bridge Opportunity Area (referred
to in the London Plan 2021 as the London Bridge and Bankside
Opportunity Area

1 The Bankside and Borough District Town Centre

1 The Bankside, Borough and London Bridge Strategic Cultural Area

1 The Air Quality Management Area

1
1

The site has a Public Transport Accessibility Level (PTAL) of 6b where 1 is the
lowest level and 6b the highest, indicating excellent access to public transport.
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The site is located within Flood Zone 3 as identified by the Environment Agency
flood map, which indicates a high probability of flooding however it benefits from
protection by the Thames Barrier.

The following listed buildings are either adjacent to or near the site:

A Christchurch
A 17 3 Stamford Street
A 437 44 Dolben Street

The site itself is not located within a conservation area however it is visible from
and within the setting of the Roupell Street and Waterloo Conservation Areas,
located in LB Lambeth to the west. The site is located within s ev er al
Prospectd Vviews identi fied by the
Management Framework. This includes views facing the south bank of the
Thames from Millennium Bridge and the Hungerford Bridge. The site is not
located within an adopted Archaeological Priority Zone (APZ), although is
located withinthedraft6 Nor t h Sout hwar k 6APZ gropBsediia n
adoption within the draft New Southwark Plan.

National Planning Policy Framework (NPPF)

The revised National Pl anning Pol iJdyy
2021 which sets out the national planning policy. The NPPF focuses on
sustainable development with three key objectives: economic, social and
environmental. Paragraph 2 states that the policies in the Framework are
material considerations which should be taken into account in dealing with
applications.

Chapter 2 Achieving sustainable development

Chapter 5 Delivering a sufficient supply of homes

Chapter 6 Building a strong, competitive economy

Chapter 7 Ensuring the vitality of town centres

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 15 Conserving and enhancing the natural environment
Chapter 16 Conserving and enhancing the historic environment

The London Plan 2021

On 2 March 2021, the Mayor of London published the London Plan 2021. The
spatial development strategy sets a strategic framework for planning in Greater
London and forms part of the statutory Development Plan for Greater London.

The strategic objectives of the London Plan 2021 are to build strong and
inclusive communities, make the best use of land, promote a healthy city,
optimise housing delivery including affordable housing, conserve and enhance
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Londonds gl obal competitiveness, an
sustainable city. Development proposals must comply with the various policies
within the Plan and should follows the guidance set out within Supplementary
Planning Documents, Guidance and Strategies.

GGL1: Building strong and inclusive communities

GG2: Making the best use of land

GG3: Creating a healthy city

GG4: Delivering the homes Londoners need

GG5: Growing a good economy

GG6: Increasing efficiency and resilience

SD1: Opportunity Areas

SD4: The Central Activities Zone

SD5: Offices, other strategic functions and residential development in the CAZ
SD6: Town centres and high streets

SD7: Town centres development principles and Development Plan Documents
D1: Londonbdés form, character and cap
D2: Infrastructure requirements for sustainable densities

D3: Optimising site capacity through the design-led approach

D4: Delivering good design

D5: Inclusive design

D6: Housing quality and standards

D7: Accessible Housing

D8: Public realm

D9: Tall buildings

D10: Basement development

D11: Safety, security and resilience to emergency

D12: Fire safety

D14: Agent of Change

H1 Increasing housing supply

H4 Delivering affordable housing

H5 Threshold approach to applications

H6 Affordable housing tenure

H7 Monitoring of affordable housing

H8 Loss of existing housing and estate redevelopment

H9 Ensuring the best use of stock

H10 Housing size mix

H13 Specialist older persons housing

S1: Devel oping Londondés soci al infra
E1l: Offices

E2: Providing suitable business space

E3: Affordable workspace

E11: Skills and opportunities for all

HC1 Heritage conservation and growth

HC3 Strategic and Local Views

HC4 London View Management Framework

HC5 Supporting Londonés culture and
HC6 Supporting the night-time economy

HC7 Protecting public housesG1: Green infrastructure

G4: Open space

G5: Urban greening

G6: Biodiversity and access to nature
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G7: Trees and woodlands

SI1: Improving air quality

SI2: Minimising greenhouse gas emissions

Sl4: Managing heat risk

SI5: Water infrastructure

SI7: Reducing waste and supporting the circular economy
S112: Flood risk management

SI113: Sustainable drainage

T1: Strategic approach to transport

T2: Healthy streets

T3: Transport capacity, connectivity and safeguarding
T4: Assessing and mitigating transport impacts

T5: Cycling

T6: Car parking

T7: Deliveries, servicing and construction

T9: Funding transport infrastructure through planning
DF1: Delivery of the Plan and Planning Obligations.

Greater London Authority Supplementary Guidance (SPG)

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

Character and Context (2014)

The Control of Dust and Emissions During Construction and Demolition (2014)
Energy Planning Guidance (2020)

London View Management Framework (2012)

Use of Planning Obligations in the Funding of Crossrail and the Community
Infrastructure Levy (2013)

Crossrail Funding SPG 2016)

Housing SPG (2016)

The following draft SPGs and guidance documents were consulted during the
determination process of the application:

Circular Economy Statements i consultation draft (October 2020)

Whole-life Carbon Assessments i consultation draft (October 2020)

6Be Seend Ener gy Maonsuttaton draftdOctGher2028)n ¢ e
Fire Safety (2021 pre-consultation draft)

Urban Greening Factor ( 2021 pre-consultation draft)

The Core Strategy 2011

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 7 Achieving growthO
Strategic Targets Policy 2 - Improving placesO
Strategic Policy 1 - Sustainable developmentO
Strategic Policy 2 - Sustainable transportO
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Strategic Policy 3 - Shopping, leisure and entertainment
Strategic Policy 6 i Homes for people on different incomes
Strategic Policy 10 - Jobs and businessesO

Strategic Policy 12 - Design and conservation

Strategic Policy 13 - High environmental standards

The Southwark Plan 2007 (Saved policies)

In 2013, the Secretary of State issued a saving direction in respect of certain
policies. These saved policies continue to form part of the statutory development
plan. Paragraph 219 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:

Policy 1.1 Access to Employment OpportunitiesO
Policy 1.4 Employment SitesO

Policy 1.7 Development within Town and Local CentresO
Policy 2.2 New Community Facilities

Policy 2.5 Planning ObligationsO

Policy 3.1 Environmental EffectsO

Policy 3.2 Protection of AmenityO

Policy 3.3 Sustainability AssessmentO

Policy 3.4 Energy EfficiencyO

Policy 3.6 Air QualityO

Policy 3.7 Waste Reduction

Policy 3.8 Waste ReductionO

Policy 3.9 WaterO

Policy 3.11 Efficient Use of LandO

Policy 3.12 Quality in DesignO

Policy 3.13 Urban DesignO

Policy 3.14 Designing Out Crime

Policy 3.15 Conservation of the Historic Environment
Policy 3.16 Conservation AreasO

Policy 3.18 Setting of Listed Buildings, Conservation Areas and World Heritage
Sites

Policy 3.19 ArchaeologyO

Policy 3.20 Tall Buildings

Policy 3.22 Important Local Views

Policy 3.28 BiodiversityO

Policy 3.29 Development within the Thames Policy AreaO
Policy 3.31 Flood DefencesO

Policy 4.2 Quality Of Residential Accommodation
Policy 4.3 Mix Of Dwellings

Policy 4.4 Affordable Housing

Policy 4.6 Loss Of Residential Accommodation
Policy 5.1 Locating DevelopmentsO

Policy 5.2 Transport ImpactsO
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Policy 5.3 Walking and CyclingO

Policy 5.6 Car ParkingO

Policy 5.7 Parking Standards for Disabled People and the Mobility Impaired
Policy 5.8 Other Parking

Supplementary Planning Documents

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

Blackfriars Road SPD (2014)

Residential Design Standards SPD (October 2011 with 2015 technical update)
Affordable Housing SPD (2008 and draft 2011)

Design and Access Statements SPD (2007)

Section 106 Planning Obligations and CIL SPD (2015 and 2017 addendum)
Sustainable Design and Construction SPD (2009)

Sustainable Transport Planning SPD (2009)

Emerging policy

New Southwark Plan (NSP)

The New Southwark Plan (NSP) is now at an advanced stage. The NSP was
submitted to the Secretary of State in January 2020. The Examination in Public
(EiP) for the NSP took place between February and April 2021. The Inspectors
wrote a post hearings letter on 28 May 2021 and under Section 20(7)(c) of the
Planning and Compulsory Purchase Act (2004) the Council asked the
Inspectors to recommend Main Modifications to ensure the Plan is sound.

The Council is consulting on the Main Modifications as recommended by the
Inspectors from 6 August 2021 to 24 September 2021. The Inspectors will write
a report once the consultation has concluded and they have had the opportunity
to consider representations.

It is anticipated that the plan will be adopted later in 2021 and will replace the
saved policies of the Southwark Plan 2007, the Core Strategy 2011, the
Aylesbury Area Action Plan 2010, the Peckham and Nunhead Area Action Plan
2014 and the Canada Water Area Action Plan 2015.

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
emerging plan, the extent to which there are unresolved objections to the policy
and the degree of consistency with the Framework.

The Inspectors have heard all the evidence submitted at the Hearings and in
previous stages of consultation. The Main Modifications comprise the changes
to policies the Inspectors consider are needed to ensure the Plan is sound. The
most relevant policies of the NSP are as follows:

P1 Social rented and intermediate housing
P2 New family homes
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P3 Protection of existing homes

P6 Housing for older people

P7 Wheelchair accessible and adaptable housing
P12 Design of places

P13 Design quality

P14 Residential design

P15 Designing out crime

P16 Tall buildings

P17 Efficient use of land

P18 Listed buildings and structures

P19 Conservation areas

P20 Conservation of the historic environment and natural heritage
P22 Archaeology

P27 Access to employment and training

P29 Office and business development

P30 Affordable workspace

P34 Town and local centres

P41 Pubs

P44 Healthy developments

P46 Community uses

P48 Public transport

P49 Highway impacts

P50 Walking

P52 Cycling

P53 Car parking

P54 Parking standard for disabled people and the physically impaired
P55 Protection of amenity

P56 Open space

P58 Green infrastructure

P59 Biodiversity

P60 Trees

P61 Reducing waste

P63 Contaminated land and hazardous substances
P64 Improving air quality

P65 Reducing noise pollution and enhancing soundscapes
P67 Reducing flood risk

P68 Sustainability standards

P69 Energy

Site allocation NSP13

The application site is located within New Southwark Plan site allocation NSP13
I @&onoco House, Quadrant House, Edward Edwards House and Suthring
House.0

The site allocation sets out that redevelopment of the site must:

1 Provide at least the amount of employment floorspace (B class) currently
on the site or

1 atleast 50% of the development as employment floorspace, whichever is
greater; and

1 Provide active frontages with ground floor town centre uses (Al, A2, A3,
A4, D1, D2) on Blackfriars Road; and
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Retain or re-provide Edward Edwards Almshouses (C3); and

Provide public realm improvements including new routes to Burrell Street
and Teveris Street

1 Street.

1
1

The site allocation also considers that 6edevelopment of the site should provide
new homes (C3).6An indicative capacity of 124 homes (net) is given across the
site.

The NSP responds positively to the NPPF, by incorporating area visions,
development management policies and 82 site allocations which plan for the long
term delivery of housing. The NSP responds to rapid change which is occurring

in Southwark and London as a whole and responds positively to the changing
context of the London Plan.

ASSESSMENT

Principle of the proposed development in terms of land use

Introduction

The redevelopment of the site would be office led, creating a significant uplift in
Class E office space in a tall building fronting Blackfriars Road with an active
frontage for the large office reception and public house use (Class Sui Generis)
at ground floor level. To the rear of the site, provision of the ground floor
community use (Class F2) and smaller scale offices at first floor level, with the
residential almshouses above (Use Class C3) would provide a more domestic
character to the development, set back behind and overlooking the landscaped
community public space and garden, with enhanced public realm along the site
boundaries.

Policy background

The National Planning Policy Framework (NPPF) was updated in 2021. At the
heart of the NPPF is a presumption in favour of sustainable development. The
framework sets out a number of key principles, including a focus on driving and
supporting sustainable economic development. Relevant paragraphs of the
NPPF are considered in detail throughout this report

The NPPF also states that permission should be granted for proposals unless
the adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the Framework as a whole.

London Bridge and Bankside Opportunity Area

The London Plan designates the London Bridge and Bankside as one of 12
Opportunity Areas in the Central London growth corridor area. It notes that this
area has considerable potential for intensification and scope to develop the
strengths of the area for strategic office provision. This is reflected in Policy SD1
( 6 0ppor t unwhictyseta a iadicatide)capacity of 5,500 new jobs and
4,000 new homes.
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Strategic Targets Policy 2 of the Core Strategy underpins the London Plan and
states that Southwarkdés vision for |
continue to provide high quality office accommodation, retail and around 25,000
jobs by 2026. Additionally, Strategic Policy 10 states that between 400,000sgm
and 500,000sgm of additional business floorspace will be provided within the
Opportunity Area to help meet centra

Central Activities Zone and London Bridge District Town Centre

The site is located within the Central Activities Zone (CAZ) which covers a
number of central Londonbor oughs and i s Londonos
administrative core. The London Plan recognises the well-established long term
demand for office space within the CAZ and strongly promotes office provision
within this policy area.

Strategic Targets Policy 2 T Improving Places of the Core Strategy states that
development in the CAZ will support the continued success of London as a world-
class city as well as protecting and meeting the more local needs of the
residential neighbourhoods. It also states that within the CAZ there will be new
homes, office space, shopping and cultural facilities, as well as improved streets
and community facilities.

In addition the site is within the Bankside and Borough District Town Centre.
Saved policy 1.7 of the Southwark Plan states that within the town centre,
developments providing a range of uses will be permitted, including retail and
services, leisure, entertainment and community, civic, cultural and tourism,
residential and employment uses.

Emerging Bankside and Borough Area Vision

The NSP includes a Vision Area for Bankside and the Borough, a designation
which the application site falls within. Over the next 20 years, the Area Vision is
for new development to deliver over 34,000 square metres of business/office
floorspace alongside over 8,000 square metres of retail, leisure and community
uses. The Area Vision states that development in Bankside and The Borough
should:

1 continue to consolidate this areabs r ol e wi t hi nas éne
international destination for business headquarters, small businesses and
tourism that is entwined with local services and open spaces;

9 increase or improve the number and quality of local open spaces, squares
and public realm;

1 improve existing and create new cycle routes

Conclusion on policy designations.

The principle of a large scale development containing a mix of uses including E
Class office space, a Sui Generis public house, F class community use and self-
contained residential accommodation for elderly occupiers would support the
role and functioning of the Central Activities Zone and the Bankside and Borough
District Town Centre, as well as being consistent with the policies for the
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Opportunity Area and the NSP designation. The acceptability of each use will be
considered below.

Proposed Non-residential land uses

As set out above, the site falls within the CAZ, where office and employment
uses are strongly promoted. The Core Strategy at Strategic Policy 10 Jobs and
Businesses targets the provision of around 400,000sgm-500,000sgm of
additional business floorspace over the plan period in the Bankside, Borough
and London Bridge Opportunity area (referred to in the 2021 London Plan as
the London Bridge and Bankside Opportunity Area) to help meet central
Londonds need for office space.

The site does not currently provide office floorspace (although offices currently
exist on the other part of the NSP13 site, hence the reference to the need to re-
provide office space in any development). The application would provide
approximately 30,400sgm GIA of Grade A Use office floorspace, with the
potential to provide up to 2,270 jobs. In addition, approximately 420sqm of office
floorspace is created at ground and first floor levels beneath the almshouse
flats, for use by the applicant, Southwark Charities, and other occupiers. This
would primarily be located at 1%t floor level. The provision of offices satisfies the
aims of the Core Strategy and London Plan in creating new jobs and high quality
office space within the Central Activities Zone and the Opportunity Area, and of
the NSP site allocation in terms of providing more than 50% of the floorspace
on this part of the site as offices.

The commercial offices of the proposal would provide approximately 19,000sgm
net of office space wrapped around the central service core. The open plan
floorplates would be able to accommodate flexible layouts tailored to tenants,
while full-height windows against the 2.9m floor-to-ceiling heights would provide
ample natural daylight and outlook. Louvres would be provided on the upper
portions of the windows for solar shading purposes.

The primary office floorplates would be complemented by the provision of the
extensive roof terrace amenity spaces in addition to the large atrium and
mezzanine levels above, able to accommodate flexible working areas. The
ground floor public house would also be accessible from within this atrium area
by way of a moveable partition wall, providing the opportunity to blend these
aspects of the publically accessible areas of the commercial volume of the
proposal and enhancing the perception of activity within the Blackfriars Road
frontage.

Affordable workspace

London Pl anProvdldiionyg Baii(téa bl eseeksths pravigon
of low cost E Class business space to meet the demand of micro to medium
sized business as well as start-ups and enterprises looking to expand. The
policy requires that proposals for new E Class spaces over 2500sgm in size (or
a locally deemed lower threshold) should consider the provision of a proportion
of workspace that would be suitable for these target businesses.
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London Plan Policy E3 relates specifically to affordable workspace and states

t hat Aln defined circumstances, pl a
affordable workspace at rents maintained below the market rate for that space
foraspeci fic social, cul tur al or econo

identifies the circumstances in which it would be appropriate to secure
affordable space. Part B of the policy specifically identifies the CAZ as an
important location for securing low cost space for micro, small and medium
sized enterprises.

Emerging Policy P30 of the New Southwark Plan deals with affordable
wor kspace. Criterion 2 of t h(eow fE €lass)c
development proposals to deliver at least 10% of the new floorspace 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 a
space could take depending on the site location, characteristics and
existing/proposed uses on site.

Taking into account the requirements of emerging policy P30, the proposed
development would need to provide at least 10% of the new E Class floorspace
as affordable workspace. This would equate to 3,252sqgm affordable workspace
being required. The applicant has agreed to provide this as part of the proposal.
As such the quantum of affordable workspace being provided is compliant with
the London Plan and New Southwark Plan policies.

The affordable workspace offer would be provided at a 25% discount on the
market rent with 6 month rent-free period. In addition, the Section 106
Agreement will include a dedicated
ensure, among other things, that:

the workspace is provided for a 30-year period at the discounts set out
above;

no more than 50% of the market rate floorspace can be occupied until the
affordable workspace has been fitted-out ready for occupation;

detailed plans showing final location of affordable workspace are submitted
for approval,

a management plan is in place to secure the appointment of a Workspace
Provider and a methodology for that Provider to support the occupiers;
appropriate marketing of the affordable workspace will be conducted; and
the rates and service charges payable by the tenant will be capped.

Do o Do Do Do

The proposed Affordable Workspace Offer meets the policy requirement in terms
of both the quantum of space and the terms agreed which define and control its
affordability. This is a positive aspect of the scheme which is supported.

Public House

Draft New Sout hwark Plan policy P41
houses which have been subject to development proposals. This is partly on the
basis of the contribution to the character of the built environment many public
houses, as historic buildings, provide. It is also on the basis of the social and
community function public houses provide for the inhabitants of a local area.

(



86.

87.

88.

23

Given the existing Prince William Henry public house building is of little
architectural or historic value, there is no objection to the redevelopment of the
building, provided that the pub use is re-provided. Space for a new pub, across
two floors, has been proposed, with a frontage onto Blackfriars Road and two
areas of outdoor seating. The floor area of the new pub would be 523sgm, over
double the size than the existing Prince William. This complies with NSP policy
P41, and the site allocation which has a replacement pub as a required use.

Community use

The Core Strategybds Str gic Polic
Heal thy Lifestyl eso) af ms the pr
through new devel opment . Saved South
communi ty f aically requireetsadnew facgitees proposed are open
to and able to be used by all members of the community. The draft New
Sout hwark Plan policy P4 (6Community

at e
fir

The proposed community use (Class F2) would comprise approximately 200sgm
located in the ground floor of the almshouse building. It would front onto
Nicholson Street to the south and the proposed landscape public space to the
east and would be managed on behalf of Southwark Charities. The intention is
for the use to function as a O6vill ac¢
one of a number of ways the development seeks to encourage the potential for
interaction between the elderly residents occupying the almshouses and the
wider community. On this basis there is no objection to the principle of the
proposed community use.

Proposed new public space with community space on the ground floor



























































































































































































